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1 NON-TECHNICAL SUMMARY
1.1 Darlington Borough Council is preparing a Local Plan for the Borough, which will cover the period

2016-2036. The Local Plan will set out howmuch and where land should be provided to accommodate
the new homes and jobs which are needed in the Borough. The Local Plan also looks to facilitate
new infrastructure provision to ensure that development is sustainable, for example through the
provision of local facilities such as schools, community facilities and green infrastructure. The Local
Plan also seeks to protect and enhance the Borough's natural and historic environment.

1.2 This report sets out the Sustainability Appraisal and Strategic Environmental Assessment (SA / SEA)
for the emerging Darlington Local Plan (2016-2036). It explains the context, identifies sustainability
objectives, and the approach to assessment, identifying relevant environmental, economic and social
issues.

What is Sustainability and the Sustainability Appraisal?

1.3 Sustainability is about ensuring that decisions taken now are the right decisions to improve our quality
of life, and that of future generations. The key premise of sustainable development is that it should
meet the needs of the present without compromising the ability of future generations to also do this.
A Sustainability Appraisal is a technique that allows us to consider how much a plan will contribute
to a range of environmental, social and economic factors which contribute to our quality of life.

1.4 The Council is required to carry out a Sustainability Appraisal alongside Local Plan preparation by
the Planning and Compulsory Purchase Act 2004. The appraisal also integrates an assessment of
the significant environmental effects of the Local Plan and its reasonable alternatives, a requirement
of the EU Strategic Environmental Assessment (SEA) Directive. It is possible that a Habitats
Regulations Assessment(1) of the Local Plan will also be required. If so, its findings will be reflected
in this Sustainability Appraisal work.

1.5 The Council adopted a Sustainability Framework in November 2016, and an updated version in
September 2017, which ensures that at each key stage of the Local Plan preparation, the Sustainability
Appraisal considers all relevant significant environmental, social and economic sustainability issues
appropriately. To ensure consistency across the appraisal process, and to make sure that all of the
information has informed the Sustainability Appraisal process in one place, the content of the
Sustainability Framework was included in the Draft Sustainability Appraisal document published
alongside the Draft Local Plan during the summer of 2018 for consultation.

1.6 This version of the Sustainability Appraisal has been published to accompany the Proposed Submission
Local Plan and provides an appraisal of the potential social, economic and environmental impact of
the policies and site allocations included in the Proposed Submission Local Plan.

1.7 The Sustainability Appraisal includes the following:

Review of relevant policies, plans, programmes that will inform the Darlington Local Plan
(APPENDIX A);
Baseline information in relation to Darlington Borough (APPENDIX B);
Identification of sustainability issues facing the Borough (Table 3.3);
Sustainability objectives and decision making criteria against which sustainability will be
considered (Table 4.1);
Appraisal methodology for considering Local Plan objectives, Local Plan policy options, strategic
development options and potential development sites (Sections 5, 6, 7 & 8 and APPENDIX F)
;
An assessment of local plan objectives (APPENDIX C);
An assessment of reasonable alternative Local Plan policy options (APPENDIX D);

1 Conservation of Habitats and Species Regulations 2010 (Habitats Regulations) – relates to potential adverse impacts
on any European site of nature conservation importance.
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An assessment of strategic development options for the emerging Local Plan (APPENDIX E);
and
Individual site assessments of potential development sites options (APPENDIX G).

1.8 The first steps undertaken for the SA were to establish the significance and influence of other plans,
policies and programmes and identify matters which the Local Plan should consider, and set out the
base line of social, economic and environmental evidence to support the Local Plan. This is included
in chapter 3 and Appendices 1 and 2. From this work a number of key sustainability issues and
problems that inform the nature of the assessment in this document were identified and set out in
Table 3.3.

Sustainability Framework

1.9 To assess the sustainability of the emerging Local Plan the following 16 objectives, which relate to
economic, social and environmental factors, have been used. They have been considered alongside
the National Planning Policy Framework (NPPF) and tested against the Local Plan objectives in order
to assess their compatibility:

1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve
the standard of existing housing, especially to provide for young people, families and older
people.

2. Develop vibrant and cohesive communities.
3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.
4. Provide education and training opportunities to improve the skills and employment prospects of

the resident population.
5. Improve the safety and security of people and property.
6. Achieve sustainable levels of economic growth and increase employment levels and access to

sustainable and high quality employment opportunities.
7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,

maximising access to public transport and active travel modes.
8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.
9. Make the most efficient use of land and resources.
10. Minimise levels of noise, vibration, odour and light pollution.
11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.
12. Protect and enhance air and water quality and make efficient use of water.
13. Protect and enhance biodiversity and geodiversity.
14. Protect and enhance green infrastructure of all types.
15. Protect and enhance the character and quality of Darlington’s landscape.
16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

1.10 There are a number of decision making criteria relating to each of these objectives and a framework
and rationale for assessing individual sites has been developed against which the relative sustainability
of sites can be compared. The assessment uses a colour rating to show the degree to which a site
allocation meets each objective.

Assessment of Local Plan Policy Options

1.11 The emerging local plan policies are assessed through the sustainability appraisal process and the
assessment included at Appendix D considers the sustainability of the local planning policies set out
in the Proposed Submission Local Plan.

1.12 The policies set out in the Local Plan also seek to support the delivery of key sustainability elements
such as promoting the need to be resilient to, and adapt to climate change, supporting sustainable
travel, minimising flood risk, providing and improving green infrastructure and protecting the boroughs
natural assets.
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Assessment of Strategic Development Options

1.13 Early in the Sustainability Appraisal process, and as a result of the consultation on the Issues and
Scoping report in 2016, the response to the Call for Sites and the Housing and Employment Land
Availability Assessment (HELAA) process, twelve broad strategic development options were identified
with potential to accommodate growth in the Local Plan. The Sustainability Appraisal assesses 9 of
these potential growth strategies:

1. North West Darlington
2. North and North East Darlington
3. East Darlington
4. South Darlington
5. South West Darlington
6. Central Darlington
7. Create a new settlement to the West of the A1(M)
8. Middleton St George
9. Export an element of housing to neighbouring authorities

1.14 The Sustainability Appraisal identifies the high level pros and cons of each option, providing an
indication of their potential overall social, economic and environmental effects. These pros and cons
were then used to identify the main benefits, risks, disadvantages and potential mitigation measures
associated with each strategy. The criteria were developed in order to pick out the key elements within
the SA objectives that are most relevant to a strategic assessment. This assessment is set out in
Appendix E.

Assessment of Development Site Options

1.15 All sites submitted to the Council for consideration following a 'call for sites' and during consultation
on the Local plan that are considerd to be suitable, available and achievable by the HELAA have
been assessed by the Sustainability Appraisal. Appendix F sets out the criteria that sites have been
assessed against which are based on the Sustainability Appraisal objectives. Appendix G includes
the individual assessments of sites. Each assessment includes a summary of the effects along with
mitigation that would be required to minimise, or remove entirely, potential negative effects.

Next Steps and Monitoring

1.16 Following consultation on the Proposed Submission Local Plan, representations will be taken into
account and consideration given as to whether the Sustainability Appraisal requires any modifications
prior to the submission of the Local Plan to the Secretary of State for examination.
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2 INTRODUCTION AND CONTEXT
Darlington Borough

2.1 Darlington Borough is in North East England. It is the most westerly of the five unitary authorities
which make up the Tees Valley sub-region. It is a compact area of 75.9 square miles. The market
town of Darlington is the main settlement and outside the main urban area there are three larger
villages of Heighington, Middleton St George/Middleton One Row and Hurworth / Hurworth Place.
The remainder of the area consists of villages and open countryside. The River Skerne runs through
the urban area, whilst the River Tees runs to the south. North Yorkshire lies to the south of the Borough;
the Tees Valley is to the east, the former coalfield areas of County Durham to the north, and rural
Teesdale to the west.

2.2 The population of Darlington is approximately 105,564 and is set to increase to 112,500 in 2026. The
Borough has a total of 46,670 households with 87% of the population living within the urban centre
of the Borough. In terms of demographics, the Borough has an increasingly ageing population with
a significantly lower proportion of younger people.

2.3 Darlington is ranked as the 122nd most deprived area in the country, with 15% of the borough’s
neighbourhoods being amongst the 10% most deprived in the country, whilst 9% of neighbourhoods
are amongst the country’s 10% least deprived. Inequalities within the Borough largely relate to
employment achievement, health and crime. Health and employment are the areas where deprivation
in the Borough as a whole is rated worst; whilst it scores relatively well on education, and very well
on living environment access to housing and services. Darlington’s status as a Healthy New Town
should promote the health benefits of good quality housing and contribute to reducing inequalities.

2.4 Good transport links exist with the A1 (M) and the East Coast Main Line running past and through
the town and other key roads and railways linking the Borough to the remainder of the North East
and Yorkshire. Teesside International Airport is located in the eastern part of the Borough. Darlington
town centre is of sub-regional importance for shopping and services, and the town is also an important
employment hub.

2.5 Darlington is of sub-regional importance for higher education opportunities, with students travelling
from across the sub-region to attend Queen Elizabeth sixth form college, Darlington College, and
Teesside University's Darlington campus.

2.6 The Borough has a rich and varied natural and historic environment. There are a variety of national,
regional and local environmental and historic designations in the Borough. Darlington also has a high
level of open space for a Borough of its size. Provision is generally good although there is a deficiency
in quality and quantity in some areas.

The new Darlington Local Plan 2016-2036

2.7 The new Darlington Local Plan 2016-36 will be the main development plan document guiding the
future use and development of land across the whole Borough, except for minerals and waste. It will
contain a Vision, Aims and Objectives, and policies and proposals for the period up to 2036.

2.8 The Draft Local Plan:

identifies where new development and land use changes are planned;
identifies where there are particular constraints on development and assets that need to be
protected;
sets out policies and land allocations to address local planning issues and help guide and decide
planning applications;
ensures that development and regeneration contributes towards the prosperity, health and
quality of life of people in the Borough and achieves sustainable development;
provides the strategic policy framework for any community preparing a neighbourhood plan.

Darlington Borough Council
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Sustainability Appraisal

2.9 The purpose the Sustainability Appraisal is to:

find out how the Local Plan will contribute to achieving sustainable development;
identify how the Local Plan is likely to affect baseline information and its trends;
work out if the Local Plan policies and proposals are the most appropriate given the reasonable
alternatives.

2.10 The output of the Sustainability Appraisal process will be a Sustainability Appraisal Report that
accompanies the Local Plan submitted to the Planning Inspectorate for examination. The report will
set out and evaluate the likely environmental, social and economic effects of implementing Local Plan
policies and site allocations and their reasonable alternatives.

2.11 Sections 4-8 below set out how the Council will carry out the Sustainability Appraisal of the new Local
Plan.

Sustainable Development

2.12 The National Planning Policy Framework (NPPF) states that it is the purpose of the planning system
to contribute to achieving sustainable development. The definition of sustainable development is
development that meets the needs of the present without compromising the ability of future generations
to meet their own needs(2).

2.13 This definition is set out in the NPPF. The five nationally recognised principles of sustainable
development(3) are:

living within environmental limits
ensuring a strong, healthy and just society
achieving a sustainable economy
promoting good governance
using sound science responsibly

2.14 The NPPF also recognises the three dimensions of sustainable development – environmental, social
and economic and indicates that a presumption in favour of sustainable development should be at
the heart of every plan and every decision. It goes on to advise that for plan-making this means that:

Local Planning Authorities should positively seek opportunities to meet the development needs
of their area;
Local Plans should as a minimum provide for the objectively assessed needs for housing and
other uses, with sufficient flexibility to adapt to rapid change, unless:

any adverse impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in the Framework taken as a whole; or
specific policies in the Framework indicate development should be restricted.

2 Resolution 42/187 of the United Nations General Assembly
3 set out in the UK Sustainable Development Strategy: Securing the Future, 2005
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3 INFORMATION REQUIREMENTS
3.1 Sustainability Appraisal is a stepped process that, as a minimum, must include a Scoping Report, a

Sustainability Report(4) and a final statement of how the appraisal was taken into account. Table 3.1(5)

sets out the information requirements of a SEA and SA and the stages at which this information will
be reported. This report considers stages 1-8 of the process.

3.2 Following consultation on the Draft Local Plan and the Draft Sustainability Appraisal, the SA has been
updated and amended as necessary in the light of comments made during the consultation. The
sustainability appraisal process is meant to develop alongside the preparation of the Local plan, being
added to and amended in the light of new evidence and information as the document evolves.

Table 3.1 SEA Requirements for the Sustainability Report of the Darlington Local Plan

StageSEA / Sustainability Appraisal Requirements checklist

Scoping report. Sustainability
Report

1. An outline of the contents, main objectives of the plan or programme, and
relationship with any other plans and programmes.

Scoping report. Sustainability
Report

2. The relevant aspects of the current state of the environment and the likely evolution
thereof without implementation of the plan or programme.

Scoping report. Sustainability
Report

3. The environmental characteristics of areas likely to be significantly affected.

Scoping report. Sustainability
Report

4. Any existing environmental, social or economic problems relevant to the plan or
programme including, in particular, those relating to any areas of a particular
environmental importance, such as areas designated pursuant to Directives
79/409/EEC and 92/43/EEC.

Scoping report. Sustainability
Report

5. The environmental protection objectives (and social and economic objectives),
established at international, European Community or national level, which are relevant
to the plan or programme and the way those objectives and any environmental
considerations will be taken into account during its preparation.

Sustainability Report6. The likely significant effects on the environment, including on issues such as
biodiversity, population, human health, fauna, flora, soil, water, air, climatic factors,
material assets, cultural heritage including architectural and archaeological heritage,
landscape and the interrelationship between the above factors.

Sustainability Report7. Measures envisaged to prevent, reduce and as fully as possible offset any
significant adverse effects on the environment of implementing the plan or
programme.

Sustainability Report8. Outline of the reasons for selecting the alternatives dealt with and a description
of how the assessment was undertaken including any difficulties encountered in
compiling the required information.

Finalised in submission
Sustainability Report

9. Monitoring measures.

In relevant reports above10. Non-technical summary.

Relevant Plans, Policies and Programmes

3.3 Other plans, policies and programmes can be relevant in helping to identify the sustainability issues
and objectives for the Borough and the things that could be monitored to check if the Local Plan is
delivering sustainable development.

4 Also known as an Environmental Report
5 Adapted from NPPG: The Strategic Environmental Assessment Regulations requirements checklist
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3.4 Table 3.2 provides a list of the relevant Plans, Policies and Programmes that should inform the
Sustainability Appraisal of the Local Plan. This list has evolved as the Sustainability Appraisal process
has progressed and as the evidence base to the emerging Local Plan has been developed.APPENDIX
A of this report provides a review of these documents, identifying:

Objectives or requirements of the plan or programme;
Relevant targets, indicators or delivery mechanisms;
Local Plan response/implications.

Table 3.2 Relevant Plans, Policies and Programmes

International

Johannesburg Declaration on Sustainable Development (United Nations Department of Economic and Social Affairs
[UNDESA], 2002)
Kyoto Protocol to the UN Convention on Climate Change (United Nations Framework Convention on Climate
Change [UNFCCC], 1992) Endorsed and continued by the Copenhagen Accord (2009)
COP21 Paris Agreement on Climate Change (United Nations Framework Convention on Climate Change [UNFCCC],
2015)
Universal Declaration of Human Rights (United Nations [UN], 1948)
Sustainable Development Goals (Transforming our World: the 2030 Agenda for Sustainable Development, United
Nations [UN], 2015)
Convention on the Protection of the World’s Cultural and Natural Heritage (United Nations Educational Scientific
and Cultural Organisation [UNESCO], 1972)
The Convention onWetlands of International Importance especially asWaterfowl Habitat (The Ramsar Convention)
(1971)
The Council of Europe Convention on the Conservation of European Wildlife and Natural Habitats (The Bern
Convention) (1979)
The Council of Europe European Landscape Convention (The Florence Convention) (2000)
The Council of Europe Convention for the Protection of the Archaeological Heritage of Europe (The Valletta (Malta)
Convention) (revised) (1992)
The Council of Europe Convention for the Protection of the Architectural Heritage of Europe (The Granada
Convention) (1985)
EU Directive 2008/50/EC on ambient air quality and cleaner air for Europe (EU Air Quality Directive)
EU Directive 2009/147/EC on the conservation of wild birds (EU Birds Directive)
EU Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora (EU Habitats Directive)
(As amended by 97/62/EC)
EU Framework Directive 2008/98/EC on waste
EU Framework Directive 2000/60/EC on water
EU Directive 2009/28/EC on the promotion of the use of energy from renewable sources
EU Directive 2001/42/EC on the assessment of the effects of certain plans and programmes on the environment
EU Directive 2002/91/EC on the Energy Performance of Buildings
EU Seventh Environmental Action Programme: Living Well, Within the Limits of Our Planet (2013)
European Spatial Development Perspective (Potsdam 1999)
European Sustainable Development Strategy 2001 (Renewed 2006, reviewed 2009)
Our Life Insurance, Our Nature Capital: An EU Biodiversity Strategy to 2020 (2011)

National

Securing the Future: The UK Sustainable Development Strategy (CM6467) (HM Government, 2005)
The Enterprise and Regulatory Reform Act 2013
The Plan for Growth (BIS, 2011)
Laying the Foundations: A Housing Strategy for England (HM Government, 2011)
The Carbon Plan: Delivering our Low Carbon Future (DECC, 2011)
The UK Post 2010 Biodiversity Framework (Joint Nature Conservation Committee (JNCC), 2012)
Biodiversity 2020: A strategy for England’s wildlife and ecosystem services (DEFRA, 2011)
The Conservation of Habitats and Species Regulations (2010) and amendments (2012)
The Air Quality Standards Regulations (2010)
Safeguarding our soils: A strategy for England (DEFRA, 2009)
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International

Technical Information Note 049: Agricultural Land Classification- protecting the best and most versatile agricultural
land: 2nd edition (Natural England, 2012)
Planning Practice Guidance (PPG): Housing- Optional Technical Standards (Ref ID: 56-001-20150327 to
56-004-20150327) (DCLG, 2015)
Technical housing standards - nationally described space standard (DCLG, 2015)
Future Water: The Government’s Water Strategy for England (DEFRA, 2008)
National Planning Policy Framework (NPPF) (HCLG, 2019)
National Planning Policy for Waste (DCLG, 2014)
Waste Management Plan for England (DEFRA, 2013)
Planning Policy for Traveller Sites (DCLG, 2015)
National Adaption Programme: Making the country resilient to a changing climate (defra, 2013)
Fixing our broken housing market (DCLG, 2017)
A Green Future: Our 25 Year Plan to Improve the Environment (HM Government, 2018)
Clean Air Strategy 2019 (Defra, 2019)

Regional and Sub-Regional

Tees Valley Strategic Economic Plan 2016-2026 (TVCA, 2016)
Tees Valley Innovation Strategy (TVCA 2016)
Tees Valley Investment Plan 2017-2021 (TVCA, 2017)
Tees valley European Structural & Investment Funds (TVCA, 2016)
Tees Valley Strategic Infrastructure Plan (TVCA, 2014)
Investing in Tees Valley’s Future 2017-2021 (TVCA, 2017)
Strategic Transport Plan (Transport for the North, 2019)
Connecting the Tees Valley (TVCA, 2016)
Tees Valley Green Infrastructure Strategy (Tees Valley Joint Strategy Unit, 2008)
Tees Valley Hotel Futures and Summary 2009
Tees Valley Biodiversity Action Plan
River Basin Management Plan, Northumbria River Basin District (Environment Agency, 2015)
River Tees Catchment Flood Management Plan (Environment Agency, 2009)
Tees Valley Water Cycle Study (URS, 2012)
The Tees Valley Climate Change Strategy (2010-2020) (Tees Valley Unlimited, 2010)
Tees Valley Joint Minerals and Waste Core Strategy (2011)
Tees Valley Joint Minerals and Waste Policies and Sites DPD (2011)
Police, Crime and Victims’ Plan 2016-21 (PCVC, 2016)
Hambleton District Development Plan (HBC)
Durham County Development Plan (DCC)
Stockton Borough Development Plan (SBC)
Richmondshire District Development Plan (RDC)

Local

Sustainable Community Strategy - One Darlington: Perfectly Placed (2008-2026)
Economic Strategy for Darlington 2012-2026 (DBC, Darlington Partnership, TVU, 2012)
Darlington Joint Strategic Needs Assessment 2016 (DBC, 2016)
Darlington Third Local Transport Plan 2011-2026 (DBC)
Darlington Housing Strategy 2012-17 (DBC, 2012)
Darlington Retail and Town Centre Study (WYG, 2014)
Planning Obligations SPD (DBC, 2013)
Design of New Development SPD (DBC, 2011)
Darlington Landscape Character Assessment (LUC, 2015)
Darlington Characterisation Study (DBC, 2009)
Town Centre Fringe Conservation Management Plan (Archaeo-Environment Ltd, 2010)
Darlington Borough Council Conservation Area Character Appraisals (DBC, 2009)
Darlington’s Green Infrastructure Strategy 2013-2026 (DBC, 2013)
Darlington Open Space Strategy 2007-2017 (DBC, 2007 and 2010 update)
Darlington Rights of Way Improvement Plan (DBC, 2011)
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International

An Allotments Strategy for Darlington 2009-2019 (DBC, 2009)
Ongoing Development Monitoring including Annual Monitoring Report (DBC)

Sustainability Appraisal Baseline

Baseline data has been gathered from existing plans and strategies and available environmental, social and
economic information. The baseline provides a picture of the state of the Borough today and helps to identify
any sustainability issues, problems and opportunities that the Darlington Local Plan could help address. This
will help inform four tasks:

Inform the production of the sustainability objectives;
Provide an evidence base to predict the effects of the Darlington Local Plan;
Produce a draft SA framework that will eventually be used to monitor the success of the Darlington
Local Plan.
Identify appropriate measures against which to monitor the significant effects of implementing
the Local Plan.

The full baseline is provided at APPENDIX B of this framework.

Local Sustainability Issues

Following the review of relevant plans, policies and programmes, and the baseline information, a number of
key sustainability issues, problems and opportunities for Darlington Borough have been identified in Table 3.3
that are relevant to the preparation of the Local Plan.

Table 3.3 Sustainability Issues and Problems

SummarySustainability Issue

People and Population

The Borough has been under-performing against its house building targets
since the start of the recession.

Shortfall in overall housing compared with
needs.

The Borough has been under-performing against its affordable housing
targets since the start of the recession.

Shortfall in affordable housing provision,
especially in rural areas. Lack of social rented
tenure.

Local study shows an unmet need for sites.Shortfall of Gypsy and Traveller
accommodation.

Latest census results show the population has grownmore than previously
estimated over the last ten years.

Ageing and growing population.

Economy and Employment

The town centre and town centre fringe has the highest retail floorspace
vacancy rate and there are indications that footfall is decreasing in some
parts of the town centre.

Increasing town centre vacancy and
reduction in footfall.

Identified need to build on Darlington’s strengths in advanced
manufacturing, business and financial services, logistics and a market town
atmosphere with independent retailers, and also take advantage of the
Tees Valley’s strength in the digital sector.

Building on Darlington’s economic strengths
– Increased potential to grow sectors.
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SummarySustainability Issue

Transport and Travel

Identified need to tackle congestion and network capacity.Congestion and network capacity leading to
high levels of air pollution in parts of the
borough.

Programmes for rail and bus improvement, and further such for which the
need has been identified, should be accommodated and supported.

Need to support improvements to the rail and
bus infrastructure.

Climate Change and Energy

To tackle climate change, continued effort is required to reduce carbon
dioxide, nitrogen oxide and other harmful emissions, and increase the
generation of renewable energy at a local level.

Reducing harmful emission outputs and
increasing renewable energy generation.

DEFRA, Natural England and the Environment Agency identify principles
of planning for space within which natural processes caused by climate
change can occur. For example, a species may need to move from a site

Protecting and enhancing ecological
networks and making space for changes to
rivers.

which climate change has made less suitable, to one which it has made
more suitable; for this it would need a network of appropriate habitat
between the two sites. Likewise, planning should allow space for natural
changes to rivers caused by changing climatic conditions and their normal
geomorphological processes.

Environmental Protection

Mainly arising from Darlington’s industrial past which has the potential to
contaminate groundwater.

High level of contaminated land.

A number of potential development area are at risk of flooding. Properties
are also at risk in neighbouring authorities downstream of Darlington
Borough. Flood risk is likely to increase over the next 25 years due to the
impacts of climate change.

High number of development sites at some
risk of flooding. Climate change and its effect
on flood risk.

Prioritising and promoting the reuse of previously developed land.Effective and efficient use of land in most
sustainable locations.

A number of tributaries of the Tees and Skerne are of poor ecological
quality not currently classified as being of good ecological status under the
Water Framework Directive, in particular the Neasham Stell was classified
as of bad ecological quality in 2015.

Some rivers of poor and bad ecological
quality.

Biodiversity and Geodiversity

Six priority habitats present within the Borough but all rare, fragmented or
in decline. Work need to be done to slow or reverse current trends. Four
SSSI’s (Hells Kettles, Neasham Fen, Newton Ketton Meadow and Redcar
Field). Twenty seven priority species identified for Darlington, populations
vary greatly. Aim to achieve net gains for biodiversity in line with the NPPF.

Protecting the best and most versatile
agricultural land, priority habitats and species
and expanding range where possible.

Recreation and Leisure

Poor levels of provision coincide with areas of deprivation and there are
geographical gaps in the provision of specific types of open space, in
particular allotments.

Unequal distribution of open space and types
of open space.

Darlington Borough Council
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SummarySustainability Issue

Heritage and Landscape

Locally important buildings and other heritage assets may be at risk from
development and other pressures (e.g. neglect and decay) as they have
not yet been classified and therefore key features and assets may not be

Potential risk to local heritage (built and
natural) from new development and other
pressures.

appropriately considered and taken in to account in planning decisions.
Increase of heritage assets on the ‘at risk’ register. Process of undertaking
appraisals has identified that there is a general perception of decline within
the Borough’s conservation areas. Development on outskirts of urban areas
and villages, both within and beyond the Borough, can have an impact on
landscape quality.

Darlington Borough Council
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4 DEVELOPMENT OF THE SUSTAINABILITY FRAMEWORK
4.1 Central to the Sustainability Appraisal process is the development of a Sustainability Framework; this

provides a format for describing, analysing and comparing the potential sustainability effects of the
Local Plan.

4.2 The National Planning Policy Framework (NPPF) states that the purpose of the planning system is
to contribute to the achievement of sustainable development. Local Plans must therefore be prepared
with the objective of contributing to sustainable development. Paragraph 32 of the NPPF sets out
how Local Planning Authorities should approach this task through the Sustainability Appraisal process:

‘Local Plans and spatial development strategies should be informed throughout their preparation by a
Sustainability Appraisal that meets the relevant legal requirements. This should demonstrate how the plan has
addressed relevant economic, social and environmental objectives (including opportunities for net gains).
Significant adverse impacts on these objectives should be avoided and, wherever possible, alternative options
which reduce or eliminate such impacts should be pursued. Where significant adverse impacts are unavoidable,
suitable mitigation measures should be proposed (or, where this is not possible, compensatory measures
should be considered)'.

4.3 Table 4.1 shows the sustainability framework, with sustainability objectives and proposed decision
making criteria.

Table 4.1 Sustainability Framework

Decision Making CriteriaSustainability Appraisal Objective

a. Will it deliver housing in sustainable locations with access to a range
local services and facilities within easy walking and cycling distance?

Provide a mixture of affordable, well
designed and sustainably located new
housing, and improve the standard of

1

b. Will it provide good quality and safe connections to cycle and walking
networks?

existing housing, especially to provide
for young people, families and older
people.

c. Will it deliver market and affordable homes to meet identified Borough
needs?

d. Will it deliver adaptable housing to meet the lifelong needs of the
population?

a. Will it reduce the potential for social isolation, with particular regard
to disadvantaged and protected groups?

Develop vibrant and cohesive
communities.

2

b. Will it increase the availability and accessibility of community and
cultural activities and facilities?

c. Will it preserve, promote and enhance local community and culture?

a. Will it encourage greater participation in healthy lifestyles, including
nature based or outdoor leisure activities?

Improve the health and wellbeing of all,
reduce health inequalities and promote
healthier lifestyles.

3

b. Will it provide opportunities for people to get involved in sports and
recreational activities?

c. Will it ensure the whole population has easy access to health facilities?

d. Will it increase local food production?

Darlington Borough Council
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Decision Making CriteriaSustainability Appraisal Objective

a. Will it promote lifelong learning and help to widen participation in
learning activities – supporting the development of local skills?

Provide education and training
opportunities to improve the skills and
employment prospects of the resident
population.

4

b.Will it increase opportunities for vocational training via apprenticeships,
internships and work experience?

c. Will it help to address a shortage in primary school places?

a. Will it help to reduce crime and the fear of crime?Improve the safety and security of
people and property.

5

b. Will it help to reduce and prevent crime and disorder through
appropriate design measures?

c. Will it help to improve highway safety?

d. Will it mitigate the risks associated with major hazard sites?

a. Does it provide for opportunities to attract new business to the
Borough?

Achieve sustainable levels of economic
growth and increase employment levels
and access to sustainable and high
quality employment opportunities.

6

b.Will it facilitate the expansion and development of existing businesses?

c. Will it maintain the vitality and viability of the Borough's town and local
centres?

a. Will it reduce the distance people need to travel to work or to access
services and facilities and will it prioritise development on well-located
sites, especially the town centre?

Encourage sustainable travel. Provide
development which reduces reliance
on private vehicles, maximising access
to public transport and active travel
modes.

7

b. Will it provide access to a range of employment, education, health
service and leisure opportunities via a frequent public transport service?

c. Will the residual cumulative impacts of development on the transport
network be severe?

a. Will it reduce emissions of greenhouse gases (and other sources of
air pollution including fumes and smoke), including by encouraging
energy efficiency?

Reduce greenhouse gas emissions and
increase the Borough’s resilience to
climate change.

8

b. Will it increase renewable energy generation?

c. Will it ensure climate adapted design and resilient infrastructure?

d. Will it include a sustainable approach to water management?

e. Will it facilitate the use of low carbon fuelled vehicles?

a. Will it reduce contaminated sites and increase remediation?Make the most efficient use of land and
resources.

9

b. Will it maximise the use of brownfield land and minimising the loss
of greenfield land to development?

c. Will it lead to the loss of the best and most versatile agricultural land?

d. Will it increase the prevention, re-use, recovery and recycling of
waste?

Darlington Borough Council
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Decision Making CriteriaSustainability Appraisal Objective

a. Will it avoid unacceptable levels of noise, vibration dust, odour and
light pollution?

Minimise levels of noise, vibration,
dust, odour and light pollution.

10

a. Will it increase flood risk elsewhere?Avoid and reduce flood risk from all
sources including fluvial, surface water
and sewer flooding.

11

b. Will it include/encourage integrated drainage and rainwater
harvesting?

c. Will it increase the use of SUDS?

d. Does it follow the sequential approach to avoiding higher flood risk
areas?

e. Does it consider updated climate change allowances?

a. Will it contribute to reductions in air quality monitoring pollutants at
monitoring locations across the Borough?

Protect and enhance air and water
quality and make efficient use of water.

12

b. Will it minimise the risk of contamination to ground waters and surface
waters?

c. Will it protect or contribute to improving the ecological quality of rivers?

d. Will it minimise the risk of contamination to locally and nationally
designated nature conservation sites?

a. Will it protect and enhance ecological networks and locally/nationally
designated nature conservation sites, resulting in net gains for
biodiversity?

Protect and enhance biodiversity and
geodiversity.

13

b. Will it protect priority habitats and species and provide for the long
term management of important wildlife habitats?

c. Will it increase the quality and quantity of woodland and tree cover?

d. Will it promote and raise awareness of the enjoyment/benefits of the
natural environment and promote access to appropriate sites/the
countryside?

e. Will it avoid minerals safeguarding areas?

f. Will it protect or improve the geomorphological condition of a
waterbody?

a. Will it protect existing and / or enhance / create good quality green
infrastructure?

Protect and enhance green
infrastructure of all types.

14

b. Will it promote increased access to green infrastructure?

a. Will it protect and enhance the quality and character of the landscape?Protect and enhance the character and
quality of Darlington’s landscape.

15

b. Will it contribute to local distinctiveness and countryside character?

a. Will it conserve and enhance designated and non-designated heritage
assets, and their settings, and other elements of the historic
environment?

Conserve and enhance Darlington’s
distinctive and valuable historic
environment.

16

b. Will it promote good design?

Darlington Borough Council
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Decision Making CriteriaSustainability Appraisal Objective

c. Will it maintain separation between the main settlements in the
Borough and those in surrounding Districts?

4.4 The Sustainability Framework will be used as the basis for assessing the likely sustainability effects
of the following:

local plan objectives;
local planning policies;
strategic development options;
potential development site options.

Integrating SA / SEA requirements

4.5 The Sustainability Appraisal process ensures that the potential environmental effects of the plan are
fully considered alongside wider social and economic issues. Table 4.2 demonstrates that there is a
reasonable balance between the social, economic and environmental issues covered by the
Sustainability Objectives.

Table 4.2 Balance between social, economic and environmental considerations

enveconsocSustainability Appraisal Objective

+++
Provide a mixture of affordable, well designed and sustainably located
new housing, and improve the standard of existing housing, especially
to provide for young people, families and older people.

1

+Develop vibrant and cohesive communities.2

+++Improve the health and wellbeing of all, reduce health inequalities and
promote healthier lifestyles.

3

++Provide education and training opportunities to improve the skills and
employment prospects of the resident population.

4

+++Improve the safety and security of people and property.5

++
Achieve sustainable levels of economic growth and increase employment
levels and access to sustainable and high quality employment
opportunities

6

+++
Encourage sustainable travel. Provide development which reduces
reliance on private vehicles, maximising access to public transport and
active travel modes.

7

+++Reduce greenhouse gas emissions and increase the Borough’s resilience
to climate change.

8

+++Make the most efficient use of land.9

+++Minimise levels of noise, vibration and light pollution.10

+++Avoid and reduce flood risk from all sources including fluvial, surface
water and sewer flooding.

11

+++Protect and enhance air and water quality and make efficient use of water.12

+Protect and enhance biodiversity and geodiversity.13

++Protect and enhance green infrastructure of all types.14

+Protect and enhance the character and quality of Darlington’s landscape.15

Darlington Borough Council
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enveconsocSustainability Appraisal Objective

++Conserve and enhance Darlington’s distinctive and valuable historic
environment.

16

Relationship of the Sustainability Objectives to environmental issues

4.6 The SEA Directive(6) identifies a number of environmental issues against which the likely significant
effects of plans and programmes must be assessed. If these environmental issues are not sufficiently
covered by the Sustainability Objectives, either directly or by a reasonable combination of indirect
factors, they will not satisfy the SEA Directive assessment requirements. Table 4.3 shows that the
proposed Sustainability Objectives sufficiently cover all of the required environmental issues.

Table 4.3 Coverage of Environmental Issues

Sustainability ObjectiveSEA Directive Environmental Issue

IndirectlyDirectly

12, 1413Biodiversity

1, 2, 3, 4Population*

2, 6, 7, 83, 10, 12, 14Human Health

12, 1413Fauna

12, 1413Flora

149, 13Soil

811, 12Water

78, 12Air

78, 12Climatic factors

5, 169Material assets*

2, 1516Cultural heritage (including architectural and
archaeological heritage)

1615Landscape

Compatibility of the Sustainability Objectives

4.7 In order to test the SA objectives’ compatibility with one another, an appraisal matrix has been produced
(see Figure 4.1 on the following page).

4.8 The majority of the sustainability objectives are considered, on balance, to be either compatible or
have a neutral impact on one another. However, potential incompatibility was identified between
environmental objectives like improving or sustaining the quality of environmental resources, and the
more socially and economically focused sustainability objectives, such as achieving sustainable levels
of economic growth, and providing new housing.

4.9 The potential incompatibility mainly arises for the likely costs associated with achieving the most
sustainable outcomes onmatters like mitigating flood risk and safeguarding and enhancing biodiversity;
by impacting on scheme viability, these would reduce the amount of value left in schemes to achieve
social objectives, such as more affordable housing. In some instances, it could mean that economically
beneficial schemes become unviable.

6 Annex I(f) of Directive 2001/42/EC
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Table 4.4

Key

NeutraloIncompatiblexCompatible+

Darlington Borough Council

Sustainability Appraisal - Publication August 202020

4 DEVELOPMENT OF THE SUSTAINABILITY FRAMEWORK



Ta
bl
e
4.
5
C
om

pa
ta
bi
lli
ty

Te
st
in
g
of

th
e
Su

st
ai
na

bi
lit
y
O
bj
ec
tiv

es

P
ro
vi
de

a
m
ix
tu
re

of
af
fo
rd
ab

le
,w

el
ld
es
ig
ne

d
an

d
su
st
ai
na

bl
y
lo
ca
te
d

ne
w
ho

us
in
g,
an

d
im
pr
ov
e
th
e
st
an

da
rd

of
ex
is
tin
g
ho

us
in
g,
es
pe

ci
al
ly

to
pr
ov
id
e
fo
ry

ou
ng

pe
op

le
,f
am

ili
es

an
d
ol
de

rp
eo

pl
e.

1

+
D
ev
el
op

vi
br
an

ta
nd

co
he

si
ve

co
m
m
un

iti
es
.

2

+
+

Im
pr
ov
e
th
e
he

al
th
an

d
w
el
lb
ei
ng

of
al
l,
re
du

ce
he

al
th
in
eq

ua
lit
ie
s
an

d
pr
om

ot
e
he

al
th
ie
rl
ife
st
yl
e.

3

+
+

+
P
ro
vi
de

ed
uc
at
io
n
an

d
tra

in
in
g
op

po
rtu

ni
tie
s
to

im
pr
ov
e
th
e
sk
ill
s
an

d
em

pl
oy
m
en

tp
ro
sp
ec
ts
of

th
e
re
si
de

nt
po

pu
la
tio
n.

4

o
+

+
o

Im
pr
ov
e
th
e
sa
fe
ty
an

d
se
cu
rit
y
of

pe
op

le
an

d
pr
op

er
ty
.

5

o
+

+
+

+
A
ch
ie
ve

su
st
ai
na

bl
e
le
ve
ls
of

ec
on

om
ic
gr
ow

th
an

d
in
cr
ea

se
em

pl
oy
m
en

tl
ev
el
s
an

d
ac
ce
ss

to
su
st
ai
na

bl
e
an

d
hi
gh

qu
al
ity

em
pl
oy
m
en

to
pp

or
tu
ni
tie
s.

6

o
+

o
+

+
+

E
nc
ou

ra
ge

su
st
ai
na

bl
e
tra

ve
l.
P
ro
vi
de

de
ve
lo
pm

en
tw

hi
ch

re
du

ce
s

re
lia
nc
e
on

pr
iv
at
e
ve
hi
cl
es
,m

ax
im
is
in
g
ac
ce
ss

to
pu

bl
ic
tra

ns
po

rt
an

d
ac
tiv
e
tra

ve
lm

od
es
.

7

+
o

+
o

+
+

+
R
ed

uc
e
gr
ee

nh
ou

se
ga

s
em

is
si
on

s
an

d
in
cr
ea

se
th
e
bo

ro
ug

h’
s

re
si
lie
nc
e
to

cl
im
at
e
ch
an

ge
.

8

+
+

+
o

o
+

+
+

M
ak
e
th
e
m
os
te

ffi
ci
en

tu
se

of
la
nd

an
d
re
so
ur
ce
s.

9

+
+

+
o

o
o

+
+

o
M
in
im
is
e
le
ve
ls
of

no
is
e,

vi
br
at
io
n,

od
ou

ra
nd

lig
ht

po
llu
tio
n.

10

+
+

+
o

+
+

o
+

+
+

Av
oi
d
an

d
re
du

ce
flo
od

ris
k
fro

m
al
ls
ou

rc
es

in
cl
ud

in
g
flu
vi
al
,s
ur
fa
ce

w
at
er

an
d
se
w
er

flo
od

in
g.

11

+
+

+
+

+
x

o
o

+
+

o
P
ro
te
ct
an

d
en

ha
nc
e
ai
ra

nd
w
at
er

qu
al
ity

an
d
m
ak
e
ef
fic
ie
nt

us
e
of

w
at
er
.

12

+
+

+
+

+
+

o
o

o
+

+
o

P
ro
te
ct
an

d
en

ha
nc
e
bi
od

iv
er
si
ty
an

d
ge

od
iv
er
si
ty
.

13

+
+

+
+

+
+

+
o

o
o

+
+

+
P
ro
te
ct
an

d
en

ha
nc
e
gr
ee

n
in
fra

st
ru
ct
ur
e
of

al
lt
yp
es
.

14

+
+

+
+

+
+

+
+

x
o

o
+

+
o

P
ro
te
ct
an

d
en

ha
nc
e
th
e
ch
ar
ac
te
ra

nd
qu

al
ity

of
D
ar
lin
gt
on

’s
la
nd

sc
ap

e.
15

+
+

+
+

+
+

+
+

+
o

o
o

+
+

+
C
on

se
rv
e
an

d
en

ha
nc
e
D
ar
lin
gt
on

’s
di
st
in
ct
iv
e
an

d
va
lu
ab

le
hi
st
or
ic

en
vi
ro
nm

en
t.

16

16
15

14
13

12
11

10
9

8
7

6
5

4
3

2
1

Su
st
ai
na

bi
lit
y
O
bj
ec
tiv

es

Darlington Borough Council

21Sustainability Appraisal - Publication August 2020

DEVELOPMENT OF THE SUSTAINABILITY FRAMEWORK 4



5 ASSESSMENT OF LOCAL PLAN OBJECTIVES
5.1 In accordance with best practice and advice, the proposed Local Plan objectives have been tested

against the SA objectives to ensure that they are compatible and to avoid any inconsistency. Testing
the proposed objectives of the Local Plan in this way can help to refine them further. Where conflict
is identified between objectives it is for decision makers to decide on priorities and consideration be
given to amending them.

5.2 The appraisal of Local Plan objectives has been be carried out on the basis that the Local Plan will
include an appropriate policy framework to achieve the following: that development will have regard
to the need to protect, conserve and enhance the natural and historic environment; that new buildings
will be of a high quality design and construction standard; that development will take place in a way
that limits the potential for pollution and greenhouse gas emissions, and uses resources efficiently to
limit waste production. It is also assumed that any disruption caused during the construction phase
of any development is temporary and reversible.

5.3 The outcome of the assessment of the compatibility of the Proposed Submission Local Plan objectives
with the SA objectives is set out in the table atAPPENDIX C. A commentary is also provided for those
objectives, where there are acknowledged areas of uncertainty.

5.4 The conclusion of the assessment is that no areas of inconsistency have been identified.
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6 ASSESSMENT OF LOCAL PLAN POLICY OPTIONS
6.1 The Issues and Scoping consultation paper fromMay 2016 set out the Council's initial thoughts about

what the scope of the new Local Plan should be, and the planning issues that it should address. The
Sustainability Appraisal needs to test all reasonable alternative policy options, to ensure that the Local
Plan policies are likely to result in the most positive outcome when considered against sustainability
objectives. Following the recommendations of the Draft Sustainability Appraisal, the Council published
the Draft Local Plan in June 2018 for consultation. As a result of the comments received during the
consultation period a number of changes were made to the emerging Local Plan policies. Where
required the assessments of local policy options have been updated to reflect changes in policy
coverage following the consultation on the Draft Local Plan.

6.2 Identifying and testing alternative policy options or approaches as part of the Local Plan is not a
straightforward process and it is theoretically possible to construct a very extensive range of alternative
options, particularly when considering policy area that cover a wide range of issues. A large number
of nuanced alternative options, each with minor variations (or in areas where the Local Plan cannot
significantly influence decision making) do not best serve planning or sustainability requirements.
Planning practice has shown that outlining a set of clear and meaningful reasonable alternatives that
address the areas that the Local Plan can significantly influence ensures a logical decision making
process and a more sustainable plan outcome.

6.3 A three step process was applied to the assessment of Local Plan policy options:

1. The first step was to identify reasonable alternative policy options for each subject matter.
2. Consideration was then given to the likely effect of each policy option against the Sustainability

Appraisal Objectives set out in Table 4.1, and an appropriate score given using the options in
Table 6.1 below.

Table 6.1

DescriptionEffectSymbol

The policy option is likely to contribute
significantly to the achievement of the
objective.

Significant positive
effect

The policy option is likely to contribute to the
achievement of the objective but not
significantly.

Positive effect

There is no clear relationship between the
policy option and the achievement of the
objective or the relationship is negligible.

No/Neutral effect

The policy option is likely to detract from the
achievement of the objective but not
significantly.

Negative effect

The policy option is likely to significantly
detract from the achievement of the objective.

Significant negative
effect

The policy option either has both a positive
and negative relationship to the objective or
the relationship is dependent on the way in
which the impact is managed/policy
implemented.

Potential positive
and negative effect

Darlington Borough Council
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DescriptionEffectSymbol

Insufficient information is available to enable
an assessment to be made against the
objective.

Uncertain effect

3. A summary of the main predicted positive and negative effects of each policy option has been
provided along with highlighting the key differences between the options available. Finally, the
the preferred policy option has been identified along with the reasoning behind its selection.

6.4 The assessment of policy options for the Local Plan is set out in APPENDIX D.
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7 ASSESSMENT OF STRATEGIC DEVELOPMENT OPTIONS
ldentification of Strategic Development Options

7.1 Darlington Borough Council is developing a new Local Plan to cover the period 2016–2036. During
this period the Borough is expected to deliver significant housing and economic growth, with around
10,000 new homes and 7,000 new jobs required to meet local needs.

7.2 The Council published an Issues and Scoping Paper for the new Local Plan for consultation in May
2016 along with issuing a ‘Call for Sites’ at the same time. The consultation document set out the
Councils initial ideas for the new Local Plan, including identifying a number of potential locations for
strategic development around the Borough, as illustrated in Figure 7.1 below taken from the Issue
and Scoping Paper.

Figure 7.1 Issues and Scoping Paper, May 2016 - Potential Locations for Strategic Development

7.3 In November 2016 the Council took a report to Cabinet reporting the outcomes of the Issues and
Scoping consultation. The report sets out the process by which the potential strategic development
locations were identified and considered, and includes a summary and review of the comments
submitted as part of the consultation on the potential locations. A paper setting out the background
to developing a locational strategy for Darlington’s emerging Local Plan was included as part of this
report. The November 2016 Cabinet report and all associated papers, including the comments received
during this consultation stage, are available on the Council’s Local Plan website at:
https://microsites.darlington.gov.uk/local-plan/

7.4 As part of the Call for Sites process some 120 sites, totalling over 3,000 hectares of land, were
submitted to the Council for consideration in the Local Plan by landowners, developers and other
interested parties. The vast majority of sites consist of greenfield land on the edge of settlements with
sites ranging in size from those less than 0.05 hectares to one site over 1,000 hectares. Table 7.1 below
provided a simple breakdown of the sites submitted by size.
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Table 7.1 Sites submitted through the Call for Sites process by size

Percentage of total
area of sites
submitted

Percentage of sites
submitted

Total area of sites
submitted (hectares)

Number of sitesSite Size (hectares)

0%15%4.6818Less than 0.5

0%9%8.68110.5 to 1

8%51%233.03611 to 10

16%18%500.452210 to 50

9%3%269.36450 to 100

0%0%00100 to 200

67%3%2033.764More than 200

3049.96120All sites

7.5 Figure 7.2 below shows the scale and distribution of the sites submitted as potential development
locations. Many of these have been submitted and considered through previous plan making cycles,
however others are new suggestions responding to the Council’s suggestions for achieving strategic
housing delivery over a longer plan period. They range from relatively small extensions adjacent to
existing villages, through to a large expanse of land to the west of the A1(M) put forward as a potential
location for a new settlement. Elsewhere, the submitted sites form major clusters at the urban fringe,
concentrated to the south west, north west, north and north east of Darlington town.
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Figure 7.2 Call for Sites as at January 2018

7.6 Darlington’s Housing and Employment Land Availability Assessment (HELAA), published in March
2018, is a technical study that determines the suitability, availability and achievability of potential
development sites across the Borough. All sites considered as part of the previous Strategic Housing
Land Availability Assessment (SHLAA) process undertaken in 2015 and the Employment Land Review
in 2013 were retained and assessed as part of the HELAA, along with any ‘new’ sites submitted to
the Council regardless of the use proposed as part of the call for sites process. Table 7.2 provides a
summary of the size of sites assessed in the HELAA.

Table 7.2 Sites assessed through the HELAA process by size

Number of sites by site area (Ha)Total
Area
(Ha)

Number
of

sites

HELAA Assessment

More
than
200

100 to
200

50 to
10010 to 501 to 100.5 to 1Less

than 0.5

118304910112,069110Sites assessed as Suitable

104143169118965Housing

011463235017Mixed Use

00312121053028Employment

102745121963186Sites assessed as Not
Suitable
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2110379422302700196All sites assessed

7.7 Figure 7.3 below illustrates the conclusions of the HELAA assessment of sites, showing those sites
that were determined to be not suitable, and those that were considered to be suitable for either
housing, employment or a mix of uses.

Figure 7.3 HELAA Assessment 2017

Potential Strategic Development Options

7.8 As result of the Issues and Scoping consultation in 2016, the response to the Call for Sites and the
HELAA process, twelve broad strategic development options have presented themselves to be
considered by the Sustainability Appraisal for the emerging Local Plan. No single option would be
sufficient to deliver the level of growth required to meet the Borough's full housing and employment
land requirements for the period to 2036. Therefore, the final development strategy will need to be
made up of an appropriate combination of the options available to deliver a sustainable pattern of
growth for the plan period.

7.9 Due to the submission of additional sites over the intervening period since the November 2016 Cabinet
report, and to enable the comparison of a wider range of options when assessed against Sustainability
Objectives, a number of options that were ruled out of further consideration at that stage have been
assessed by the Sustainability Appraisal.

7.10 The nine potential strategic development options considered in the Sustainability Appraisal are (shown
in Figure 7.4(7)):

7 The areas shown in Figure 7.4 are purely illustrative of the potential areas of search for development sites in each
location and not an necessarily an indication of the scale of development that would be expected to take place.
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1. North West Darlington
2. North and North East Darlington
3. East Darlington
4. South Darlington
5. South West Darlington
6. Central Darlington
7. Create a new settlement to the West of the A1(M)
8. Middleton St George
9. Export an element of housing to neighbouring authorities

Figure 7.4 Potential Strategic Development Options

Development options considered but discounted

7.11 A number of other options were considered but have been discounted due to a lack of suitable and/or
available sites based on a consideration of the sites submitted to the Council through the ‘call for
sites’ process and a desk top survey. These options are listed below:

Newton Aycliffe
Extend existing smaller villages
A new settlement in the north east of the Borough

7.12 The reasons for discounting these alternative strategic development options at this stage are set out
below.
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Newton Aycliffe

7.13 The Council’s Issues and Scoping document identified development on the south west side of Newton
Aycliffe as a potential strategic development option to be explored as part of the Local Plans
development. Darlington Borough Council’s boundary wraps closely around the south and west side
of Newton Aycliffe which is located to the north west of the A1(M), north of Darlington town.

7.14 This option would have to be brought forward with the cooperation and agreement of Durham County
Council in their role as the Local Planning Authority covering Newton Aycliffe. In order for development
in this location to be suitable and sustainable it would need to act as an extension of Newton Aycliffe
itself, requiring land either side of the local authorities boundary to make this happen.

7.15 Very limited land has been put forward to the Council in this location as part of the call for sites process
that would warrant exploring this option further as a strategic development option.

Extend existing smaller villages

7.16 Whilst this option is likely to be included as part of the overall development strategy for the emerging
Local Plan, the level of development expected to take place around existing villages in the Borough
will be smaller scale, appropriate to the character, role and function of each settlement and not strategic
in nature.

A new settlement in the north east of the Borough

7.17 This option was identified as a potential location for strategic development in the Issues and Scoping
Paper. However no suitable sites have been submitted through the Call for Sites process that would
enable this option to be considered a viable alternative or through a desk top survey of potential
locations.

Assessment of Strategic Development Options

7.18 The assessment of these strategic development options has involved using the Sustainability
Appraisal’s sixteen objectives to identify the key high level pros and cons associated with each option.
This provides a picture of the potential overall social, economic and environmental effects of each
strategy. The pros and cons were then used to identify the main benefits, risks, disadvantages, and
potential mitigation measures associated with each option.

7.19 Finally, in order to facilitate a comparative assessment, each option was scored against a set of
simplified criteria drawn from the SA objectives. The criteria were developed in order to pick out the
key elements within the SA objectives that are most relevant to a strategic assessment. For each
criterion the strategies were either scored generally positive, generally negative or considered likely
to have a generally neutral effect. Where there was considerable uncertainty about the potential nature
of some effects, an uncertain score was included.

7.20 APPENDIX E contains the assessment of each strategic development option along with a summary
of the results to allow comparison.
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8 ASSESSMENT OF DEVELOPMENT SITE OPTIONS
8.1 A site assessment rationale has been developed, based on the Sustainability Objectives and decision

making criteria, to provide a standard methodology that can could be applied consistently across all
sites assessed by the SA. In concluding on what overall score to give under each sustainability
objective some flexibility was allowed to account for specific site circumstances. Commentary is given
to provide some context for the scores given under each Sustainability Appraisal Objective. Finally a
brief summary of the key positive and negative predicted effects of each site are given along with an
indication of the likely mitigation requirements necessary to reduce or negate any negative effects,
and to help integrate the site into its surroundings.

8.2 Development of the rationale has included engagement with Council departments covering biodiversity,
the historic environment, green infrastructure, economic development and highways. It has also
involved engagement with Natural England, Historic England and the Environment Agency. A copy
of the rationale used to assess potential development sites is included at APPENDIX F of this
document.

8.3 Each site assessment is accompanied by the following information:

Site reference number and name;
Site area;
Existing and proposed land use;
Extent of site covered by a selection of development constraints; and
Accessibility to key facilities and services.

8.4 Site assessments have been undertaken for all sites identified in the Housing and Employment Land
Availability Assessment as suitable for development. Sites with an extant planning permission have
not been assessed as the principle of development has already been established through the planning
application process.

8.5 A number of additional potential site options where submitted to the Council as part of the consultation
on the Draft Local Plan during the summer of 2018. These new sites have been assessed through
the HELAA process and subsequently considered in this Sustainability Appraisal where they have
been considered to be suitable, available and achievable.

8.6 A site assessment has also be undertaken for a large site submitted through the call for sites process
to the West of the A1(M), proposed for the development of a new settlement (Site Reference 102:
Land around Walworth, West of A1). This site was assessed to enable the Council to further consider
the merits of Strategic Development Option 7: Create a new settlement to the West of the A1(M).

8.7 For ease of reference the site assessments were split into the geographical groupings of sites set out
in Table 8.1 below.

Table 8.1 List of Site Assessments

Site NameSite Reference

NORTH WEST DARLINGTON SITE ASSESSMENTS

Alderman Leach1

Land South of Burtree Lane(8)3

Berrymead Farm8

8 Existing employment area assessed as part of the HELAA (in whole or part of). SA site assessments are based on
the assumption that remaining vacant/underused land is developed for the land use specified in each individual site
assessment table.
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Site NameSite Reference

Land off Faverdale West (Housing)(8)22

Land off Faverdale West
(Employment)(8)

22

Former Corus Site, Whessoe Road(8)26

North of Black Path, Faverdale(8)44

Berrymead Farm, Phase 249

Percy Road/Longfield Road92

East ofWhessoeHouse, Burtree Lane109

Greater Faverdale Masterplan Area185

Land at High Beaumont Farm252

Faverdale East(8)342

Faverdale Industrial Estate(8)343

Drinkfield Industrial Estate(8)345

West Park Garden Village - North
(Housing)

390

West Park Garden Village - North
(Employment)

390

Drinkfield Industrial Estate (8)409

NORTH EAST DARLINGTON SITE ASSESSMENTS

Land East of The White Horse, A1676

Elm Tree Farm21

Land at Glebe Road / Green Lane30

East of Beaumont Hill39

Muscar House Farm53

Land North of Lime Avenue101

Skerningham251

North of Great Burdon293

Glebe Farm, Harrowgate Hill300

Elm Tree Farm392

Land East of Beaumont Hill400

CENTRAL DARLINGTON SITE ASSESSMENTS

Cattle Mart11

Darlington Timber Supplies(8)14

East Haven Site, Yarm Road118

Chesnut Street Car Park136

Darlington Borough Council

Sustainability Appraisal - Publication August 202032

8 ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Site NameSite Reference

Land between Chesnut Street and
Oxford Street

149

Site East off Dumfries Street172

East of River Skerne, North of John
Street

178

Eastmount Road Coal Depot237

Commercial and Kendrew Street Car
Parks

271

South West Town Centre Fringe351

Barton St/Haughton Rd(8)352

Meynell Road (East)(8)366

Central Park South368

Fenby Avenue372

Land at East Mount Road/Chestnut
Street

411

12-18 Bondgate412

SOUTH EAST DARLINGTON SITE ASSESSMENTS

Great Burdon20

East of Lingfield Point (Housing)80

East of Lingfield Point (Employment)80

NW of Snipe Lane218

Snipe Lane, Hurworth Moor243

Lingfield Point East244

Firth Moor Open Space308

McMullen Road (West Blacketts)349

Haughton/Blackett Rd(8)353

Lingfield Point355

Ingenium Parc356

Morton Park(8)357

Yarm Road Industrial Estate(8)358

Morton Palms(8)359

Link 66367

Car Park East of McMullen Road377

Land north of Holdforth Grange,
Hurworth Moor

399

Land west of Creebeck, Hurworth Moor401
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Site NameSite Reference

Snipe Lane, Hurworth Moor410

SOUTH WEST DARLINGTON SITE ASSESSMENTS

Blackwell Grange East9

South Coniscliffe Park41

Hall Farm, Branksome100

Open Space, Cardinal Gardens140

Coniscliffe Park North249

Blackwell Grange East403

HEIGHINGTON SITE ASSESSMENTS

South west Heighington93

Beech Crescent East, Heighington95

Heighington North360

Heighington Lane South365

HURWORTH SITE ASSESSMENTS

Land North of The Birches, Hurworth81

North of Neasham Road, Hurworth83

Land to the West and South of Holme
Farm, Hurworth

203

Land West of Roundhill Road, Hurworth355

West of Roundhill Road (North),
Hurworth

396

MIDDLETON ST GEORGE SITE ASSESSMENTS

West of St Georges Gate, MSG90

Maxgate Farm, MSG99

Teesside International Airport North(8)361

Teesside International Airport South362

Land South of Thorntree Farm, MSG374

Land South of High Stell, MSG375

Teesside International Airport North (8)404

SMALLER RURAL SETTLEMENTS

Sadberge Old School Site117

North of Stockton Road, Sadberge312

Town End Farm, Brafferton76

Land around Walworth, West of A1102
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Site NameSite Reference

80 Merrybent155

Humbleton Farm339

Humbleton Farm - Cattle Mart Relocation393

8.8 The assessment of each of these sites, along with plans showing their location, can be found at
APPENDIX G.

8.9 It is not the purpose of the SA to make recommendations on which potential development sites should
be allocated in the emerging Local Plan. The sites assessments included in the SA provide an indication
of the relative sustainability of each site when considered against social, environmental and economic
objectives. In developing the Local Plan it may not always be possible or appropriate to allocate land
of lesser environmental and/or historic value, and that in some cases a balance will need to be struck
between the meeting the social and economic needs of the Borough’s population and the effect on
the local environment. Policy guidelines for how proposed site allocations should be developed, the
masterplanning of strategic sites, and the identification of appropriate mitigation measures will be
important to guide the accommodation of future growth, ensure that new development is fully supported
by necessary infrastructure and services, and to protect the natural and built environment.
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9 NEXT STEPS AND MONITORING
9.1 Following the completion of the consultation on the Proposed Submission Local Plan the Council will

review the need to update the contents of the Sustainability Appraisal in the light of responses and
make the Planning Inspector appointed for the examination in public aware of the amendments made
to the submission version of the Sustainability Appraisal.

9.2 The Council will monitor the social, economic and environmental impact of the Local Plan using the
monitoring framework set out in the Proposed Submission Local Plan. The Council will also periodically
review the Sustainability Appraisal baseline to consider how the issues raised in Table 3.3 of this
report have changed.
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APPENDIX D: ASSESSMENT OF LOCAL PLAN POLICY OPTIONS
This appendix contains the assessments made of reasonable alternative policy options for the Local Plan
policies originally set out in the Draft Local Plan.

The individual site assessments for development sites allocated for development under the following Proposed
Submission Local Plan policies can be found in APPENDIX G, along with those for other alternative site options
that were considered by the Council during the plan preparation process:

Policy H 2: Housing Allocations

Policy H 10: Skerningham Strategic Allocation

Policy H 11: Greater Faverdale - Strategic Site Allocation

Policy E 2: Promotion of New Employment Opportunities
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Sustainable Development

Policy SD 1 Presumption in Favour of Sustainable Development

Table SD 1

POLICY SD 1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

No policy – rely on National Planning Policy Framework coverage of Presumption in Favour of
Sustainable Development.

Option A Description:

Local Policy – outlining the Presumption in Favour of Sustainable Development.Option B Description:

Significance of EffectPOLICY SD 1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

Option BOption ASustainability Objective

++1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

++2. Develop vibrant and cohesive communities.

++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

++4. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

++5. Improve the safety and security of people and property.

++6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

++7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

++9. Make the most efficient use of land.

++10. Minimise levels of noise, vibration, odour and light pollution.

++11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

++12. Protect and enhance air and water quality and make efficient use of water.

++13. Protect and enhance biodiversity and geodiversity.

++14. Protect and enhance green infrastructure of all types.

++15. Protect and enhance the character and quality of Darlington’s landscape.

++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY SD 1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

This policy option should have positive effects on all sustainability objectives as the NPPF outlines
that the development plan should be the starting point for decision makers. The development plan
is to contain policies which positively influence the sustainability objectives. It goes on to state that

Option A Summary:

where the development plan is absent silent or out of date, applications should be approved providing
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against policies in the Framework taken as a whole or specific policies in the Framework
indicate development should be restricted.

Darlington Borough Council
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This policy option would share the same effects as policy Option A as it outlines the same approach
(as set out in the Framework) to the consideration of planning applications and plan making.

Option B Summary:

Option B – whilst both options would share the same effects, a local policy would reiterate, and
make clear to all stakeholders involved in the planning process, the presumption in favour of
sustainable development and its approach to decision taking.

Preferred policy option:
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The Settlement Hierarchy

Policy SH 1: Settlement Hierarchy

Table SH 1

POLICY SH 1: SETTLEMENT HIERARCHY

Local policy – setting out a settlement hierarchy based on the urban area and service villages.Option A Description:

Local policy – setting out a settlement hierarchy based on the urban area, service villages and other
medium sized rural villages with development limits.

Option B Description:

Local policy – setting out a settlement hierarchy based on the urban area, service villages and all
rural villages/hamlets.

Option C Description:

Significance of EffectPOLICY SH 1: SETTLEMENT HIERARCHY

Option COption BOption ASustainability Objective

+/-++/-
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+/-++/-2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

+/-++/-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

+/-++/-7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

?0?13. Protect and enhance biodiversity and geodiversity.

00014. Protect and enhance green infrastructure of all types.

?0?15. Protect and enhance the character and quality of Darlington’s landscape.

?0?16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY SH 1: SETTLEMENT HIERARCHY

Focusing growth purely on the urban area of Darlington and service villages could have potential
negative impacts on the medium sized rural villages as new development would be discouraged in
these settlements. As such the needs of more rural communities may not be met, such as meeting

Option A Summary:
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local housing needs and supporting services and facilities in these settlements. There could also
be positive social and economic effects if development was directed towards the more sustainable
main urban area and service villages.

Focusing the distribution of development on the urban area, service villages and medium sized rural
villages with settlement limits would have potential positive effects in terms of the location of new
development. Development would be focused in the main urban area whilst also promoting

Option B Summary:

sustainable development in a wider range of large and medium sized rural settlements, helping to
support rural communities. Policies relating to development in the countryside would come into play
for the smaller villages and hamlets (those without settlement limits) preventing unsustainable
development.

Focusing the distribution of development across the urban area, service villages and all rural
villages/hamlets could result in unsustainable development in the countryside. This approach would
be likely to place increasing pressure on development in smaller rural settlements which has the
potential to result in negative environmental and social effects.

Option C Summary:

Option B – would provide the most positive potential effects and is considered the most appropriate
approach for the Borough. Development would be focused on the main urban area of Darlington
but also allowing an amount of growth in the service villages and medium sized villages (those with
settlement limits) to support and enhance the vitality of rural communities.

Preferred policy option:
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Design and Construction

Policy DC 1: Sustainable Design Principles and Climate Change

Table DC 1

POLICY DC 1: SUSTAINABLE DESIGN PRINCIPLES AND CLIMATE CHANGE

Local policy – a policy to promote good design principles, including how new buildings can respond
to climate change, in one overarching policy.

Option A Description:

Local policies - to promote good design in a number of policies throughout the plan where relevant
to the topic covered.

Option B Description:

No policy - rely on National Planning Policy Framework coverage of the sustainable design.Option C Description:

Significance of EffectPOLICY DC 1: SUSTAINABLE DESIGN PRINCIPLES AND CLIMATE CHANGE

Option COption BOption ASustainability Objective

0++
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

-++2. Develop vibrant and cohesive communities.

0++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

00+5. Improve the safety and security of people and property.

0+++6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

0++7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

0++14. Protect and enhance green infrastructure of all types.

-++15. Protect and enhance the character and quality of Darlington’s landscape.

-++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY DC 1: SUSTAINABLE DESIGN PRINCIPLES AND CLIMATE CHANGE

A policy designed to promote sustainable design for development proposals in the Borough, including
how buildings can reduce their impact on, and become more resilient to climate change, should
have a number of positive effects on the local environment, economy and society through encouraging

Option A Summary:

greater consideration of local character and circumstances and tying together the many facets of
good design. Including a policy dedicated to sustainable design principles has the benefit of providing
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clear guidance to developers and adds more weight behind achieving the overall objective involved.
This policy approach is expected to have a number of positive social, economic and environmental
effects.

Elements of design and climate change are considered elsewhere in the Local Plan and could be
expanded upon in individual policies but this would create duplication, requiring design to be covered
in greater detail under each relevant policy. This approach would have similar positive effects to
Option A, but would make policies less accessible.

Option B Summary:

Without a dedicated policy to promote sustainable design principles its consideration could become
fragmented as opposed to an integral part of a proposal. National policy, although encouraging of
good design, is lacking in local context and detail. This policy option is less likely to deliver the same
potential benefits as the other two options.

Option C Summary:

Option A – the promotion of sustainable design and resilience to climate change in a single
consolidated policy should deliver a number of positive effects for the Borough through encouraging
greater consideration of local character and circumstances, and tying together the many facets of
good design.

Preferred policy option:
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Policy DC 2: Flood Risk & Water Management

Table DC 2

POLICY DC 2: FLOOD RISK & WATER MANAGEMENT

No policy – rely on National Planning Policy Framework coverage of flood risk and Sustainable
Drainage Systems (SUDS).

Option A Description:

Local policy – setting out more detailed requirements with regards to flood risk and SUDS. Local
evidence and requirements can also be referenced, for example the latest Strategic Flood Risk
Assessment, criteria for critical drainage areas and guidance on SUDS.

Option B Description:

Significance of EffectPOLICY DC 2: FLOOD RISK & WATER MANAGEMENT

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

002. Develop vibrant and cohesive communities.

003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

006. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

+++11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

++12. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY DC 2: FLOOD RISK & WATER MANAGEMENT

This policy option should have positive effects in relation to climate change resilience, avoiding flood
risk and protecting water quality. There are no direct negative effects of this approach.

Option A Summary:

This policy option would share many of the same effects as Option A but a local policy could provide
more detail and be better tailored to local circumstances, for example with regards to SUDS guidance
and surface water drainage. As such this approach could bring more positives.

Option B Summary:

Option B – whilst the NPPF provides the framework for flood risk and SUDS, a local policy can
provide more detail and outline local requirements, consequently providing more positives effects.

Preferred policy option:
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Policy DC 3: Health and Wellbeing

Table DC 3

POLICY DC 3: HEALTH AND WELLBEING

Local policy - to promote practical steps that can taken to improve health and wellbeing in the
Borough.

Option A Description:

Local policy - consider health provision separately as one aspect of the community infrastructure
section of the plan. The policy would focus on health infrastructure only.

Option B Description:

No policy - rely on National Planning Policy Framework coverage of health and wellbeing.Option C Description:

Significance of EffectPOLICY DC 3: HEALTH AND WELLBEING

Option COption BOption ASustainability Objective

000
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

0++2. Develop vibrant and cohesive communities.

0+++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

00+5. Improve the safety and security of people and property.

00+/-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

0++7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0009. Make the most efficient use of land.

00+10. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

00+14. Protect and enhance green infrastructure of all types.

00015. Protect and enhance the character and quality of Darlington’s landscape.

00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY DC 3: HEALTH AND WELLBEING

A policy to seek practical improvements across the plan would enable elements of design, accessibility
and wider health considerations to play a role in planning decisions. Specific new provision in
strategic growth areas would be left to the area specific policies.

Option A Summary:

Delivery of health infrastructure is often difficult owing to implementation and funding being controlled
by the Clinical Commissioning Group (CCG) and other health bodies. The creation of a new GP
surgery for example requires a GP to be willing to setup a new facility with the planning system able

Option B Summary:
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to have very little influence on where it is located. Providing a specific policy would help to highlight
particular local issues/opportunities but would separate health infrastructure from the wider health
and wellbeing topic.

Providing no policy to cover health and wellbeing in the plan would be unlikely to deliver any positive
outcomes for the Borough. Although many aspects of health provision are outside of planning’s
direct control there are areas that can be influenced through local policy and interpretation to improve
the environment people live and work in which in turn has positive social and environmental benefits.

Option C Summary:

Option A – a local policy focussed on health and wellbeing issues will enable improvements to be
sought where practicable, particularly in terms of improvements that can be achieved through the
design and layout of developments. This could include a requirement for a Health Impact Assessment
to be submitted to accompany larger residential developments to enable health implications to be
considered as part of design proposals.

Preferred policy option:
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Policy DC 4: Safeguarding Amenity

Table DC 4

POLICY DC 4: SAFEGUARDING AMENITY

Local policy – including guidelines over the forms of new development that could affect amenity.Option A Description:

Local policy - Providing guidelines for uses that could cause vibration, noise, dust, odour etc.Option B Description:

Local policy - develop appropriate controls to prevent excessive movements of Heavy Goods Vehicles
(HGVs) on residential roads.

Option C Description:

Local policy - a combination of options A-C.Option D Description:

Significance of EffectPOLICY DC 4: SAFEGUARDING AMENITY

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

+++++
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

00002. Develop vibrant and cohesive communities.

+++++++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

++005. Improve the safety and security of people and property.

+/--+/-06. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

++007. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

++008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate
change.

00009. Make the most efficient use of land.

+++++10. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

++++012. Protect and enhance air and water quality and make efficient use of water.

000013. Protect and enhance biodiversity and geodiversity.

000014. Protect and enhance green infrastructure of all types.

000015. Protect and enhance the character and quality of Darlington’s landscape.

000016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY DC 4: SAFEGUARDING AMENITY

Providing policy guidelines over the forms of new development that could affect amenity would offer
some environmental and social benefits through reducing the instances where negative effects
occur.

Option A Summary:
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Providing policy guidelines on uses that may cause negative impacts on amenity would have positive
benefits for environmental and social objectives. This policy approach could be restrictive on certain
commercial activities, however the overall effect could be positive or negative, depending on
implementation.

Option B Summary:

Restricting the movements of HGVs on residential roads where development proposals would result
in excessive movements would have significant environmental and social benefits, as well as
improving safety. It could conversely have a negative impact on economic development as it could
restrict the use of some premises with limited access options.

Option C Summary:

A combination of options A, B and C would allow a range of amenity factors to be considered on
balance.

Option D Summary:

Option D – as amenity can itself be effected by potential mitigation measures it is considered the
most appropriate policy option to consider a range of issues in a single policy that will enable a
balanced judgement on the acceptability, or otherwise, of any impacts.

Preferred policy option:
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Policy DC 5: Skills and Training

Table DC 5

POLICY DC 5: SKILLS AND TRAINING

Local policy – outlining that where development proposals would generate a significant number of
construction jobs, the Council will encourage seek a s106 Agreement to secure commitments on
employment skills and training, including apprenticeships.

Option A Description:

No local policy – rely on National Planning Policy Framework.Option B Description:

Significance of EffectPOLICY DC 5: SKILLS AND TRAINING

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

0+2. Develop vibrant and cohesive communities.

003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

0+4. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

006. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY DC 5: SKILLS AND TRAINING

This policy option should have positive effects in terms of providing training opportunities to improve
the skills and employment prospects of the resident population as a result of new development over
the plan period.

Option A Summary:

There is no coverage within the NPPF or national planning guidance with regards to the link between
new development and securing skills and training opportunities. As such this approach is less likely
to secure positive effects against objective 4. However it is acknowledged that there will be wider
government policy that encourages skills and training schemes.

Option B Summary:
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Option A – this policy option is likely to provide the most positive effects in terms of improving the
skills and training of residents, and helping to improve the employment prospects of disadvantaged
groups.

Preferred policy option:

Darlington Borough Council
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Housing

Policy H 1: Housing Requirement

Table H 1

POLICY H 1: HOUSING REQUIREMENT

Local Plan policy – requirement figure based on projecting the most recent trend on job growth
available from national statistics (7,000 Full Time Equivalent (FTE) jobs over the plan period).

Option A Description:

Local Plan policy – requirement figure based on 2017 Oxford Economics forecast of negative jobs
growth (-1,300 over plan period).

Option B Description:

Local Plan policy – requirement figure based on 2016 Tees Valley Strategic Economic Plan (SEP)
jobs growth (12,000 FTE over plan period).

Option C Description:

Local Plan policy – requirement figure based on Government’s standard methodology Local Housing
Need figure of 177 dwellings per annum.

Option D Description:

Significance of EffectPOLICY H 1: HOUSING REQUIREMENT

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

- -+/-- -++
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

00002. Develop vibrant and cohesive communities.

00003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

00005. Improve the safety and security of people and property.

- -+/-- -++6. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

00007. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

+/-+/-+/-+/-8. Reduce greenhouse gas emissions and increase the borough’s resilience to climate
change.

+/-+/-+/-+/-9. Make the most efficient use of land.

+/-+/-+/-+/-10. Minimise levels of noise, vibration, odour and light pollution.

+/-+/-+/-+/-11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

+/-+/-+/-+/-12. Protect and enhance air and water quality and make efficient use of water.

+/-+/-+/-+/-13. Protect and enhance biodiversity and geodiversity.

+/-+/-+/-+/-14. Protect and enhance green infrastructure of all types.

+/-+/-+/-+/-15. Protect and enhance the character and quality of Darlington’s landscape.

+/-+/-+/-+/-16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

Darlington Borough Council
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POLICY H 1: HOUSING REQUIREMENT

This policy option should have positive effects in terms of meeting the estimated housing needs of
the borough, based on past jobs growth trends. There are no direct negative effects and the approach
would support projected employment growth in the Borough by delivering homes required for the

Option A Summary:

workforce. There are potential positive and negative effects on environmental objectives as this
would be dependent on the way in which the policy is implemented via allocations and other Local
Plan policy requirements.

This policy option could have a negative impact on meeting housing needs and supporting
employment growth. The modelling is based on a hard Brexit forecast and would in effect mean
planning for economic decline in the borough. There are potential positive and negative effects on
environmental objectives as this would be dependent on the way in which the policy is implemented
via allocations and other Local Plan policy requirements.

Option B Summary:

This policy option would have potential positive and negative effects with regards to meeting housing
needs and supporting employment growth as the jobs forecast which influences the requirement is
not supported by detailed evidence. The forecast is double that of past trends. Consequently this

Option C Summary:

would result in a requirement figure which may be unrealistic and unachievable. There are potential
positive and negative effects on environmental objectives as this would be dependent on the way
in which the policy is implemented via allocations and other Local Plan policy requirements.

This policy option would have potential negative effects on meeting housing needs and supporting
employment growth. The requirement figure is based on Ministry of Housing, Communities & Local
Government household projections which underestimate population growth for the Borough when

Option D Summary:

compared to local data sources, and does not factor in jobs growth. As such a requirement based
on this figure would have negative impacts for the Borough in terms of housing provision and
supporting economic growth. There are potential positive and negative effects on environmental
objectives as this would be dependent on the way in which the policy is implemented via allocations
and other Local Plan policy requirements.

Option A – this is considered the most reasonable approach as it utilises what is considered to be
the most accurate and appropriate evidence with regards to jobs growth (based on past trends).
This would result in a requirement/target figure which was realistic and achievable. The requirement
figure would also need to consider and make suitable adjustments for the identified flaws in national
population statistics for Darlington borough.

Preferred policy option:
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Policy H 3: Development Limits

Table H 3

POLICY H 3: DEVELOPMENT LIMITS

Local Policy – no development limits.Option A Description:

Local Policy – development limits drawn around main urban area, large villages and medium sized
villages

Option B Description:

Local Policy – development limits that are tightly drawn and more restrictive.Option C Description:

Local Policy – development limits that are more flexible in allowing infill and rounding off development
around settlements.

Option D Description:

Significance of EffectPOLICY H 3: DEVELOPMENT LIMITS

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

-++- -
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

-++- -2. Develop vibrant and cohesive communities.

00003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

00005. Improve the safety and security of people and property.

-++- -6. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

-++- -7. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

-++- -8. Reduce greenhouse gas emissions and increase the borough’s resilience to climate
change.

-++- -9. Make the most efficient use of land.

000010. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

000012. Protect and enhance air and water quality and make efficient use of water.

-++- -13. Protect and enhance biodiversity and geodiversity.

-++- -14. Protect and enhance green infrastructure of all types.

-++- -15. Protect and enhance the character and quality of Darlington’s landscape.

000016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 3: DEVELOPMENT LIMITS
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This policy option would result in a range of negative effects as development would not be directed
to sustainable locations (i.e. those supported by a range of facilities, services and job opportunities
that help to reduce the need to travel). This approach would make it difficult to encourage sustainable

Option A Summary:

travel. There would also be potential negative effects on the countryside, green infrastructure,
landscape and biodiversity as development around settlements is unconstrained. The approach
would not promote principles aimed at reducing climate change.

This policy option would be likely to have a number of positive effects as development would be
directed to more sustainable locations within the settlement hierarchy. This approach would make
it easier to support sustainable travel. Greater protection would be provided to the countryside,
green infrastructure, landscape and biodiversity. The approach would support principles aimed at
reducing climate change.

Option B Summary:

This policy option would be likely to share the same positive effects as Option B.Option C Summary:

The policy option would have potential negative effects with regards to directing development to
sustainable locations. This would also be the case with regards to encouraging sustainable travel
and protecting the countryside, green infrastructure, landscape and biodiversity. The option could

Option D Summary:

also result in negative impacts with regards to reducing climate change. Overall the option could
bring positive and negative impacts depending on the level of flexibility provided and how the policy
was implemented.

Option B & C – a combination of these options provides the most positive outcomes with regards
to locating development in sustainable locations and associated objectives. The option of no
development limits could result in development sprawl and giving more flexibility to limits could also
result in a number of negative effects.

Preferred policy option:
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Policy H 4: Housing Mix

Table H 4

POLICY H 4: HOUSING MIX

No policy – rely on National Planning Policy Framework coverage of housing mix.Option A Description:

Local Policy – setting out a local approach to housing mix.Option B Description:

Significance of EffectPOLICY H 4: HOUSING MIX

Option BOption ASustainability Objective

+++1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+++2. Develop vibrant and cohesive communities.

003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

++6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

009. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 4: HOUSING MIX

The policy option should have positive effects in providing a mix of housing, meeting the needs of
different groups in the community. Providing a mix of homes will also support employment growth
by providing homes for workers.

Option A Summary:

This policy option would share the same effects as policy Option A, but the effects would be better
tailored to local need and circumstances, enhancing the positive aspects of the policy. Most recent
evidence of local housing need can also be referred to.

Option B Summary:

Option B – whilst the NPPF provides the broad principles of delivering a wide mix of homes it does
not reflect local circumstances and the specific housing needs of the borough. A local policy approach
can provide enhanced benefits through meeting local needs.

Preferred policy option:
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Policy H 5: Affordable Housing

Table H 5

POLICY H 5: AFFORDABLE HOUSING

Local Policy – setting out a borough-wide affordable housing requirement (percentage) for residential
developments.

Option A Description:

Local Policy – setting out different affordable housing requirements (percentage) for sub areas of
the borough.

Option B Description:

Local Policy – which is firm in its approach e.g. no exemptions to the affordable requirement and
all affordable dwellings should be provided on-site (no exceptions).

Option C Description:

Local Policy – which is more flexible in its approach e.g. exemptions to the affordable requirement
(residential institutions, student accommodation etc.) and situations where affordable dwellings can
be provided off-site or a commuted sum provided to the Council in lieu of provision.

Option D Description:

Significance of EffectPOLICY H 5: AFFORDABLE HOUSING

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

++/-+++
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

++/-+++2. Develop vibrant and cohesive communities.

00003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

00005. Improve the safety and security of people and property.

++/-++6. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

00007. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

00008. Reduce greenhouse gas emissions and increase the borough’s resilience to climate
change.

00009. Make the most efficient use of land.

000010. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

000012. Protect and enhance air and water quality and make efficient use of water.

000013. Protect and enhance biodiversity and geodiversity.

000014. Protect and enhance green infrastructure of all types.

000015. Protect and enhance the character and quality of Darlington’s landscape.

000016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 5: AFFORDABLE HOUSING
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This policy option should have positive effects by providing affordable housing via residential
developments to assist in meeting local needs. It will also support the local economy by providing
a range of housing options for the working population. Setting a borough wide percentage requirement
would however be limiting as it would need to ensure that all sites remained viable even where land
values are at the lowest.

Option A Summary:

This policy option would have similar positive effects to Option A. However, there would be enhanced
benefits of meeting affordable needs as higher percentage requirements could be set for sub areas
that have higher land values and/or would result in larger developer profits.

Option B Summary:

This policy option could result in potential positive or negative effects for meeting affordable housing
need and creating vibrant and cohesive communities. Developers may be able to adhere to the
approach and therefore deliver affordable units on a broader range of developments, however if

Option C Summary:

they are unable to (for instance due to viability issues or if a site is unsuitable for affordable housing)
such a policy could stifle development and no affordable units would be delivered. This approach
could also restrict other types of specialist housing coming forward, for example student
accommodation and residential institutions.

This policy option should bring positive effects with regards to meeting affordable housing needs
and developing vibrant and cohesive communities. A flexible approach would ensure that development
is not inhibited.

Option D Summary:

Option B and D – utilising both of these options in a policy should bring the most positives in terms
of affordable housing delivery. A more flexible approach and percentage requirements for different
sub areas will ensure that the greatest amount of affordable housing can be sought on market
schemes without compromising site viability and stifling overall housing delivery.

Preferred policy option:

Darlington Borough Council

167Sustainability Appraisal - Publication August 2020

APPENDIX D: ASSESSMENT OF LOCAL PLAN POLICY OPTIONS



Policy H 6: Rural Exceptions

Table H 6

POLICY H 6: RURAL EXCEPTIONS

No policy – rely on National Planning Policy Framework coverage on rural exception sites.Option A Description:

Local policy – allocate rural exception sites based on local need and include a criteria based policy
outlining suitable circumstances for such schemes.

Option B Description:

Local policy – criteria based policy outlining suitable circumstances for such schemes.Option C Description:

Significance of EffectPOLICY H 6: RURAL EXCEPTIONS

Option COption BOption ASustainability Objective

++++
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

++++2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

+++6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

---7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

00014. Protect and enhance green infrastructure of all types.

00015. Protect and enhance the character and quality of Darlington’s landscape.

00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 6: RURAL EXCEPTIONS

The policy option should have positive effects in terms of meeting affordable housing needs in the
rural area, although national policy coverage is limited. There are potentially positive effects for local
employers/employees enabling people to remain living and working in rural areas. There are some

Option A Summary:

potential negative impacts as rural exception sites in some of the boroughs smaller villages are less
likely to be located close to sustainable transport options. The effect of exceptions sites on
environmental objectives is also uncertain and will depend on the characteristics of individual sites
but, given the relatively small scale of development involved, any negative effects are likely to be
minimal.
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Whilst this policy approach would have enhanced positives effects when compared to Option A with
regards to providing affordable housing (via allocations), the evidence to implement this approach
is not available at this time. The SHMA reviews affordable need at the borough level and does not
focus on particular sub areas or wards.

Option B Summary:

The policy option would share many of the effects as Option A, however additional local criteria can
be set including a requirement to meet particular needs as reflected in the most recent evidence.

Option C Summary:

Option C – whilst Option B may bring more benefits through the allocation of sites, the evidence to
implement this approach is not available at this time. Option C is therefore the most reasonable
approach where local criteria can be set to ensure affordable schemes in the countryside are of a
suitable scale and location and meet local needs.

Preferred policy option:
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Policy H 7: Residential Development in the Countryside

Table H 7

POLICY H 7: RESIDENTIAL DEVELOPMENT IN THE COUNTRYSIDE

No policy – rely on National Planning Policy Framework coverage of residential development in the
countryside.

Option A Description:

Local policy – restrictive policy approach to residential development in the countryside; setting out
local criteria for replacement, extensions and conversions to residential uses.

Option B Description:

Local Policy – flexible policy approach to residential development in the countryside; setting out
local criteria for replacement, extensions and conversions.

Option C Description:

Significance of EffectPOLICY H 7: RESIDENTIAL DEVELOPMENT IN THE COUNTRYSIDE

Option COption BOption ASustainability Objective

-++
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

-++2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

+++6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

---7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

-0013. Protect and enhance biodiversity and geodiversity.

-0014. Protect and enhance green infrastructure of all types.

-0015. Protect and enhance the character and quality of Darlington’s landscape.

00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 7: RESIDENTIAL DEVELOPMENT IN THE COUNTRYSIDE

This policy option should have positive effects on providing new housing in sustainable locations
as isolated homes in the countryside should be avoided. It would assist with supporting the rural
economy as it outlines situations where new dwellings would be appropriate in the countryside for

Option A Summary:

rural workers. There are some potential negative impacts as residential developments in the
countryside is less likely to be located close to sustainable transport options. The effect of exceptions
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sites on environmental objectives is also uncertain and will depend on the characteristics of individual
sites but, given the relatively small scale of development involved, any negative effects are likely to
be minimal.

This policy option would share many of the same effects as Option A but locally set criteria could
assist in ensuring that developments are more sympathetic to the countryside and do not have
significant impacts on the character of the surrounding landscape. A restrictive approach would

Option B Summary:

assist in ensuring that new homes are not built in unsustainable locations and would also ensure
that non-residential uses are explored before conversions to residential use is permitted in line with
national policy.

This policy option would potentially result in some negative impacts on the location of new housing
(unsustainable locations) and on developing cohesive communities. New housing in the countryside
delivered under a more flexible approach could assist in supporting the rural economy (housing for

Option C Summary:

workers) however it could also result in unsustainable commuting patterns. There would also be
more likely potential for detrimental impacts on the landscape and countryside if development is not
controlled.

Option B – whilst the NPPF provides the framework for residential development in the countryside
a local policy can set specific criteria to be adhered to, relating to local circumstances and
consolidating relevant national policy and/or material planning considerations.

Preferred policy option:
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Policy H 8: Housing Intensification

Table H 8

POLICY H 8: HOUSING INTENSIFICATION

Local policy – restrictive approach to proposals for self-contained flats, Houses in Multiple Occupancy
(HMOs) and back land garden development. Article 4 direction to remove permitted development
rights for HMOs and flats in problem areas.

Option A Description:

Local policy – criteria based policy for self-contained flats, HMOs and back land garden development.Option B Description:

Local Policy – rely on development management policies and the NPPF on matters relating to
amenity and the design of development.

Option C Description:

Significance of EffectPOLICY H 8: HOUSING INTENSIFICATION

Option COption BOption ASustainability Objective

+++/-
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+++/-2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

0006. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities.

0007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

+++13. Protect and enhance biodiversity and geodiversity.

+++14. Protect and enhance green infrastructure of all types.

00015. Protect and enhance the character and quality of Darlington’s landscape.

00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 8: HOUSING INTENSIFICATION

This policy option has the potential for positive and negative effects on the provision of a mix of new
housing. This option could protect larger family homes from conversion. HMO’s and flats do however
provide a lower cost housing option and being overly restrictive could also have negative impacts

Option A Summary:

on the range of housing options available to residents. Evidence would also be required to support
an article 4 direction; this is not available at this time. A restrictive approach on back land garden
development could have positive impacts on biodiversity and green infrastructure.
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This policy option has the potential for positive effects on the provision of a mix of new housing. A
criteria based approach would enable decisions to be made based on existing context and evidence.
This option could also have positive effects on biodiversity and green infrastructure with regards to
back land garden development.

Option B Summary:

This policy option has the potential for positive effects on the provision of a mix of new housing. A
criteria based approach in development management policies would ensure suitable and appropriate
development of HMOs and self-contained flats. The NPPF seeks to limit back land garden
development and would therefore have positive effects on biodiversity and green infrastructure.

Option C Summary

Option B – provides more potential positive effects with regards to the provision of a mix of new
housing whilst managing pressure on the subdivision of larger houses. There is also limited evidence
at this time to support article 4 directions in problem areas for HMOs / flats. As such Option B is the
most reasonable approach and has the benefit of bringing together in a local policy the main planning
considerations for this type of development, highlighting specific issues for consideration.

Preferred policy option:
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Policy H 9: Gypsy and Travellers Accommodation

Table H 9

POLICY H 9: GYPSY AND TRAVELLERS ACCOMMODATION

No policy – make no provision for Gypsy and Traveller accommodation in the Plan.Option A Description:

Local policy – allowing additional accommodation in selected sustainable locations where need is
identified.

Option B Description:

Local policy – more flexible policy allowing additional Gypsy and Traveller accommodation on a
wider range of sites.

Option C Description:

Significance of EffectPOLICY H 9: GYPSY AND TRAVELLERS ACCOMMODATION

Option COption BOption ASustainability Objective

+/-++- -
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

-++-2. Develop vibrant and cohesive communities.

+/-++-3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

0006. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

?+07. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

?+/-+8. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

?+09. Make the most efficient use of land.

?0010. Minimise levels of noise, vibration, odour and light pollution.

?0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

?0012. Protect and enhance air and water quality and make efficient use of water.

?+013. Protect and enhance biodiversity and geodiversity.

?+014. Protect and enhance green infrastructure of all types.

?+015. Protect and enhance the character and quality of Darlington’s landscape.

?+016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY H 9: GYPSY AND TRAVELLERS ACCOMMODATION

No provision or consideration for Gypsy and Traveller accommodation would not support the
community and meet its needs over the plan period. This policy approach would be expected to
have negative social effects.

Option A Summary:

This option would see a local policy based on identified need and existing quality of supply ensuring
that accommodation is delivered in sustainable places based on qualified need. This approach
would be likely to have a number of positive social and environmental effects.

Option B Summary:
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This option could result in unqualified and uncontrolled growth of accommodation that could have
a number of potential negative effects on environmental objectives and impact on community
cohesion. This approach is not supported by the needs assessment. The effects of this policy
approach on a number of objectives will depend on the characteristics of the locations of proposed
development.

Option C Summary:

Option B – targeting accommodation in more sustainable locations where there is an identified
need is considered to be the best approach for the Local Plan.

Preferred policy option:
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Employment for Economic Growth

Policy E 1: Safeguarding Existing Employment Opportunities

Table E 1

POLICY E 1: SAFEGUARDING EXISTING EMPLOYMENT OPPORTUNITIES

No policy – make no provision in the Local Plan for safeguarding existing employment uses in
employment areas.

Option A Description:

Local policy – promoting the safeguarding and retention of employment uses only in selected existing
employment areas with development potential.

Option B Description:

Local policy – promoting the safeguarding of employment uses in all existing employment areas.Option C Description:

Significance of EffectPOLICY E 1: SAFEGUARDING EXISTING EMPLOYMENT OPPORTUNITIES

OptionCOption BOptionASustainability Objective

0++
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+-- -2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

++-- -4. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

++-- -6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

+0-7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+0+/-9. Make the most efficient use of land.

+0+/-10. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

+0?13. Protect and enhance biodiversity and geodiversity.

+0?14. Protect and enhance green infrastructure of all types.

+0?15. Protect and enhance the character and quality of Darlington’s landscape.

+0?16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY E 1: SAFEGUARDING EXISTING EMPLOYMENT OPPORTUNITIES

Not including any protection within a local policy for existing employment areas is likely to increase
the pressure for their redevelopment to other uses. The nature and degree of the effect on the local
economy and society will depend on the quality and location of the employment land lost. The loss

Option A Summary:
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of employment premises/areas will require replacement provision to be made elsewhere in the
Borough, either on newly allocated land or through the replacement of other uses that could result
in impacts on surrounding uses different to those posed by already established employment sites.

A policy approach safeguarding selected employment areas has the potential to placed increased
pressure on those areas that are not identified.

Option B Summary:

Providing protection to all employment areas in the Borough will help to maintain a balance portfolio
of sites catering for all employment needs and provides confidence to potential investors. This option
is most likely to deliver positive outcomes against a range of economic and social objectives.

Option C Summary:

Option C – this policy option is considered to be the most appropriate policy option for the Borough
over the Local Plan. Maintaining a balanced portfolio of sites and premises is important to support
the local economy.

Preferred policy option:
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Policy E 3 Darlington Farmers Auction Mart Relocation

Table E 3

POLICY E 3: DARLINGTON FARMERS AUCTION MART RELOCATION

No policy – retain the Darlington Farmers Auction Mart (DFAM) in the Town Centre.Option A Description:

Local policy - move the DFAM out of the town centre to Humbleton Farm on the A68.Option B Description:

Significance of EffectPOLICY E 3: DARLINGTON FARMERS AUCTION MART RELOCATION

Option BOption ASustainability Objective

+-1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+-2. Develop vibrant and cohesive communities.

+- -3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

+-5. Improve the safety and security of people and property.

+06. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

-+7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

0-8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+-9. Make the most efficient use of land.

0- -10. Minimise levels of noise, vibration, odour and light pollution.

0-11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0-12. Protect and enhance air and water quality and make efficient use of water.

-013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

-015. Protect and enhance the character and quality of Darlington’s landscape.

++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY E 3: DARLINGTON FARMERS AUCTION MART RELOCATION

The current town centre site of the DFAM causes a number of issues for other users of the centre
and the surrounding neighbourhood, including noise and odour.

Option A Summary:

Relocating the DFAM would facilitate the redevelopment of the existing site for a better alternative
use that has less impact on neighbouring uses. A relocation would also create a unique opportunity
for rural economic development with sustainable access.

Option B Summary:

Option B – a relocation of the DFAM out of the town centre is expected to have a number of positive
social and environmental effects and, as such is considered an appropriate policy approach for the
Local Plan.

Preferred policy option:

Darlington Borough Council
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Policy E 4: Economic Development in the Open Countryside

Table E 4

POLICY E 4: ECONOMIC DEVELOPMENT IN THE OPEN COUNTRYSIDE

Local policy – flexible policy with limited restrictions on the scale, type or location of new economic
development in the countryside.

Option A Description:

Local policy - allowing selective economic development activities in the countryside in sustainable
locations.

Option B Description:

Local policy – more restrictive policy on economic development activity in the countryside.Option C Description:

Significance of EffectPOLICY E 4: ECONOMIC DEVELOPMENT IN THE OPEN COUNTRYSIDE

Option COption BOption ASustainability Objective

000
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

-+++2. Develop vibrant and cohesive communities.

0++/-3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

-++4. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

-++6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

+0- -7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

+0-8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0+-9. Make the most efficient use of land.

0-- -10. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00-12. Protect and enhance air and water quality and make efficient use of water.

00-13. Protect and enhance biodiversity and geodiversity.

00014. Protect and enhance green infrastructure of all types.

00-15. Protect and enhance the character and quality of Darlington’s landscape.

00-16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY E 4: ECONOMIC DEVELOPMENT IN THE OPEN COUNTRYSIDE

A policy approach placing limited restrictions on new economic development in the countryside is
likely to lead to unsuitable development in unsustainable locations and result in negative effects on
the rural landscape, environment and local communities. A more flexible approach would however
potentially deliver higher levels of economic investment and employment opportunities in rural parts
of the Borough.

Option A Summary:
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A local policy enabling economic development in specific circumstances where it will deliver
investment of an appropriate scale and type in more sustainable locations would be likely to result
in a number of positive social and economic effects for the rural parts of the borough, whilst minimising
potential environmental impacts. This approach would supports economic diversification in rural
areas.

Option B Summary:

Amore restrictive policy on economic activities in the countryside is likely to likely to result in negative
social and economic effects, reducing the opportunities for employment in rural areas, impacting
on communities, stifling investment and restricting economic diversification.

Option C Summary:

Option B – this option is considered to be the best policy approach for the Borough, enabling
sustainable economic development to take place in rural areas whilst reducing the potential negative
environmental effects.

Preferred policy option:

Darlington Borough Council
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Town Centre and Retail

Policy TC 1: Darlington Town Centre Boundary

Table TC 1

POLICY TC 1: DARLINGTON TOWN CENTRE BOUNDARY

Local policy – identifying a relatively tightly drawn town centre boundary.Option A Description:

Local policy – proposing a wider town centre boundary.Option B Description:

Significance of EffectPOLICY TC 1: DARLINGTON TOWN CENTRE BOUNDARY

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

0+2. Develop vibrant and cohesive communities.

003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

++4. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

-05. Improve the safety and security of people and property.

+/-+6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

0+7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

-+9. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0+15. Protect and enhance the character and quality of Darlington’s landscape.

0+16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY TC 1: DARLINGTON TOWN CENTRE BOUNDARY

A local policy identifying a relatively tightly drawn town centre boundary will help to consolidate and
strengthen the town centre, ensuring that town centre uses are directed towards the most viable
areas of Darlington. This approach will help to enhance the vitality and viability of Darlington’s town
centre.

Option A Summary:

Drawing a wider town centre boundary would take the focus away from core area of town centre in
Darlington and could create an oversupply of town centre uses.

Option B Summary:

Option A – this policy option is considered the most appropriate in the current economic climate
and considering the pressures placed on town centres by the increase in online relating and other
special forms of trading. Drawing a relatively tight town centre boundary provides confidence to

Preferred policy option:
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traders in the core of the town whilst allowing some degree of flexibility for new development close
to the core. Concentrating activity in a consolidated town centre will help to maintain its vitality and
viability resulting in a number of positive social and economic effects.

Darlington Borough Council
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Policy TC 2: Primary Shopping Area

Table TC 2

POLICY TC 2: PRIMARY SHOPPING AREA

Local policy – strictly controlling the introduction of non-retail uses within the primary shopping area.Option A Description:

Local policy – providing more flexible control on the non-retail uses within the primary shopping
area.

Option B Description:

Significance of EffectPOLICY TC 2: PRIMARY SHOPPING AREA

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+++2. Develop vibrant and cohesive communities.

003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

++4. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

++/-6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY TC 2: PRIMARY SHOPPING AREA

A restrictive policy, strictly controlling the introduction of non-retail uses within the primary shopping
area of the town centre would help to maintain a strong retail focused core to the town centre,
preventing its fragmentation by other town centre uses. Whilst this policy option may deliver some

Option A Summary:

economic benefits, given trends in shopping patterns over the past couple of decades and a greater
emphasis on town centres providing a mix of retail and leisure uses, a rigid policy approach could
stifle town vitality.

A local policy providing a more flexible approach to the introduction of non-retail uses within the
primary shopping area recognises the pressures placed on town centre from trends in current retail
and leisure cultures and their changing role as more than just a shopping destination. A degree of

Option B Summary:
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control would still be possible through criteria based approach to ensure that the overall vitality and
viability of the centre is maintained. This approach is expected to deliver stronger social benefits
for the town centre.

Option B – a more flexible approach to the control of non-retail uses in the town centre is considered
to be the most appropriate policy option given the changing nature of town centres.

Preferred policy option:
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Policy TC 3: Additional Site for Town Centre Uses

Table TC 3

POLICY TC 3: ADDITIONAL SITE FOR TOWN CENTRE USES

No policy – do not identify sites for town centre uses in the plan.Option A Description:

Local policy – identify a site around Commercial / Kendrew Street in the plan as an additional site
for town centre uses.

Option B Description:

Local policy – identifying more than one site in the plan for future town centre uses.Option C Description:

Significance of EffectPOLICY TC 3: ADDITIONAL SITE FOR TOWN CENTRE USES

Option COption BOption ASustainability Objective

000
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

-+02. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

++04. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

-005. Improve the safety and security of people and property.

+/-+-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

0+07. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

0+09. Make the most efficient use of land.

?0010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

00014. Protect and enhance green infrastructure of all types.

?+015. Protect and enhance the character and quality of Darlington’s landscape.

?+016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY TC 3: ADDITIONAL SITE FOR TOWN CENTRE USES

This approach would provide no scope for expansion and investment opportunities in Darlington
town centre. This could result in the development of town centre uses located in a less sequentially
preferable and sustainable locations. This approach would assist the council in meeting an identified
medium/long term need for new comparison goods retail floorspace.

Option A Summary:
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This policy option would enable anticipated comparison goods retail needs to be met over the plan
period in a sequentially preferable location, well connected to the existing primary shopping area.
The Commercial / Kendrew Street site is considered to be a suitable and sustainable location for
new town centre uses. The area has been considered as part of the assessment of development
site options in APPENDIX G (Site Reference: 271).

Option B Summary:

This approach would not correspond with the level of need identified in evidence prepared to support
the plan. Identifying more than one site for town centre uses in the plan would create competition
between sites and increase the risk that development would harm the vitality and viability of the
town centre core.

Option C Summary:

Option B - this option is considered the most suitable and is likely to result in the most benefits for
the towns economy and Darlington’s residents.

Preferred policy option:

Darlington Borough Council
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Policy TC 4: District and Local Centres

Table TC 4

POLICY TC 4: DISTRICT AND LOCAL CENTRES

No policy – identify no prescribed district and local centres in the plan.Option A Description:

Local policy – identifying only Cockerton as a district centre and Mowden as a local centre.Option B Description:

Local policy – identifying a larger number of district and local centres similar to that contained in the
2011 Core Strategy.

Option C Description:

Significance of EffectPOLICY TC 4: DISTRICT AND LOCAL CENTRES

Option COption BOption ASustainability Objective

000
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+++- -2. Develop vibrant and cohesive communities.

+++-3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

++-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

++07. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

00014. Protect and enhance green infrastructure of all types.

+/-+015. Protect and enhance the character and quality of Darlington’s landscape.

+/-++/-16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY TC 4: DISTRICT AND LOCAL CENTRES

This policy option would provide no protection for retail uses in district and local centres which could
potentially result in negative social and economic effects if they were lost to other uses.

Option A Summary:

This policy approach would provide protection to retail and other community uses in the centres of
Cockerton andMowden. These two centres provide vital facilities and services that are local in scale
meeting the day to day needs of their surrounding communities and as such warrant protection.

Option B Summary:
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A number of centres identified in the Core Strategy are now considered to be too small to justify
their designation as a local or district centre. Others have been eroded over time through changes
of use or increasing numbers of vacant properties where it would be difficult to justify their protection

Option C Summary:

as centres and this may only cause them to decline further by reducing the flexibility on the use of
vacant premises. Other potential centres have changed roles to that of retail parks containing mainly
national retailers in larger units, no longer fulfilling the role of a local or district centre.

Option B – this is considered to be the most appropriate policy option as it would provide protection
to two centres that fulfil the role of local and district centres and warrant the protection afforded to
this status.

Preferred policy option:

Darlington Borough Council

Sustainability Appraisal - Publication August 2020188

APPENDIX D: ASSESSMENT OF LOCAL PLAN POLICY OPTIONS



Policy TC 5: Retail Impact Assessment Threshold

Table TC 5

POLICY TC 5: RETAIL IMPACT ASSESSMENT THRESHOLD

No policy - do not set out a local retail impact assessment threshold in the plan and rely on the
National Planning Policy Framework threshold of 2,500 square metres (sqm).

Option A Description:

Local policy – setting a local retail impact assessment threshold of 500 sqm.Option B Description:

Local policy – setting a local retail impact assessment threshold of 1,000 sqm.Option C Description:

Significance of EffectPOLICY TC 5: RETAIL IMPACT ASSESSMENT THRESHOLD

Option COption BOption ASustainability Objective

000
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+/-+-2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

+/-+-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

+/-+-7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0+08. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0009. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

00014. Protect and enhance green infrastructure of all types.

00-15. Protect and enhance the character and quality of Darlington’s landscape.

00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY TC 5: RETAIL IMPACT ASSESSMENT THRESHOLD

By not including a local threshold, developments involving town centre uses of less than 2,500 sqm
in locations on the edge or outside of defined centres will not require an impact test to be provided
in support of an application. Development of this scale would be likely to compete with, and potential

Option A Summary:

impact upon, similar uses with centres, negatively affecting the viability and viability of the centre.
As a result this policy approach could result in negative social and economic effects over the plan
period.

Darlington Borough Council
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Imposing a local size threshold of 500 sqm before an impact test is required would allow
neighbourhood and local shops, including smaller scale convenience stores, but will ensure that
proposals for larger scale retail developments and other town centre uses are supported by an
impact assessment. This policy option is more likely to protect the vitality and viability of existing
centres of all sizes and to ensure that town centre uses are directed towards in sustainable locations.

Option B Summary:

A 1,000sqm threshold could be enough to allow sizeable national convenience and discount stores
to appear in non-sustainable locations without the requirement to provide an impact assessment.
This policy option would provide more control on the location and impact on edge and out of centre
proposals for town centre uses then Option A but is unlikely to realise the same benefits as Option
B.

Option C Summary:

Option B – overall this option is likely to realise the most social and economic benefits for the
Borough through providing protection to the vitality and viability of centres.

Preferred policy option:
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Policy TC 6: Darlington - Town Centre Fringe

Table TC 6

POLICY TC 6: DARLINGTON - TOWN CENTRE FRINGE

No policy – do not include a policy on the regeneration of the Town Centre Fringe Area.Option A Description:

Local policy – highlighting the regeneration opportunities of the Town Centre Fringe area.Option B Description:

Significance of EffectPOLICY TC 6: DARLINGTON - TOWN CENTRE FRINGE

Option BOption ASustainability Objective

++01. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+-2. Develop vibrant and cohesive communities.

+-3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

+04. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

++-5. Improve the safety and security of people and property.

+06. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

++07. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

+08. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

++-9. Make the most efficient use of land.

+010. Minimise levels of noise, vibration, odour and light pollution.

++- -11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

+012. Protect and enhance air and water quality and make efficient use of water.

++- -13. Protect and enhance biodiversity and geodiversity.

+-14. Protect and enhance green infrastructure of all types.

+-15. Protect and enhance the character and quality of Darlington’s landscape.

+016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY TC 6: DARLINGTON - TOWN CENTRE FRINGE

This policy option would not provide support to the regeneration of this underused area of the town,
close to the town centre.

Option A Summary:

The Town Centre Fringe is a large edge of centre area that is currently underused and would benefit
from regeneration. A local policy highlighting the opportunities and the issues that development
should address will help to bring this area back into sustainable use, address issues of flood risk,

Option B Summary:

create a vibrant mix of uses and increase densities. Providing residential development close to the
town centre as part of a mix of uses will also help to support the vitality and viability of the centre.
A number the potential re-development sites within the Town Centre Fringe area have been assessed
in APPENDIX G.

Option B – a policy supporting the regeneration of the Town Centre Fringe will realise a number of
positive effects for the town and Borough as a whole.

Preferred policy option:

Darlington Borough Council
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Environment

Policy ENV 1: Protecting, enhancing and promoting Darlington's Historic Environment

Table ENV 1

POLICY ENV 1: PROTECTING, ENHANCING AND PROMOTING DARLINGTON'S HISTORIC ENVIRONMENT

No policy – rely on National Planning Policy Framework coverage of the historic environment.Option A Description:

Local policy – setting out a local strategy and approach to the protection and enhancement of the
historic environment in the Borough.

Option B Description:

Local policy – setting out a far more restrictive policy on development proposals on or around specific
historic sites and features in the Borough.

Option C Description

Significance of EffectPOLICY ENV 1: PROTECTING, ENHANCING AND PROMOTING DARLINGTON'S HISTORIC
ENVIRONMENT

OptionCOption BOption ASustainability Objective

-00
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+++++2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

-++6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

0007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

-+/-+/-8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

-+/-+/-9. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

++013. Protect and enhance biodiversity and geodiversity.

+++14. Protect and enhance green infrastructure of all types.

+++15. Protect and enhance the character and quality of Darlington’s landscape.

+++++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 1: PROTECTING, ENHANCING AND PROMOTING DARLINGTON'S HISTORIC ENVIRONMENT

The policy option should have positive effects on the local historic environment, landscape,
communities and economy, with no perceivable negative effects. Often historic building are not as
energy efficient as new builds but can in some cases be adapted to improve their efficiency.

Option A Summary:
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This policy option would share many of the same effects as Policy Option A but the effects of the
policy would be better tailored to local circumstances and culture, enhancing some of the positive
effects of the policy on the local environment and communities.

Option B Summary:

Whilst this policy approach would have many of the same positive effects as Option B it could impact
upon the ability of the Local Plan to deliver sufficient development to meet the Boroughs needs over
the plan period by stifling development in particular areas and increasing pressure for development
on greenfield sites around the edge of settlements.

Option C Summary:

Option B –Whilst the NPPF provides a framework for the conservation of the historic environment
it does not reflect local circumstances with regards to the historic assets present in the Borough or
the local priorities for their protection, enhancement and promotion. The NPPF states that local
planning authorities should set out a positive strategy in their Local Plan for the conservation and
enjoyment of the historic environment – this policy option would fulfil this requirement.

Preferred policy option:
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Policy ENV 2: Stockton and Darlington Railway (S&DR)

Table ENV 2

POLICY ENV 2: STOCKTON AND DARLINGTON RAILWAY (S&DR)

Local policy - protect and enhance the historic Stockton and Darlington railway track bed and
associated historic assets.

Option A Description:

No policy - not to include a policy on the S&DR in the Local Plan.Option B Description:

Significance of EffectPOLICY ENV 2: STOCKTON AND DARLINGTON RAILWAY (S&DR)

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

0+2. Develop vibrant and cohesive communities.

0+3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

0+4. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

0+6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0+14. Protect and enhance green infrastructure of all types.

0+15. Protect and enhance the character and quality of Darlington’s landscape.

-++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 2: STOCKTON AND DARLINGTON RAILWAY (S&DR)

A policy designed to protect, enhance and promote the S&DR should have a number of positive
effects on the local environment, economy and society through preserving an important part of
Darlington’s history and opening up opportunities for education and recreation.

Option A Summary:

Without a policy to protect the S&DR there is more likelihood that developments could impact on
elements that contribute to its historical significance, and there is a danger that the line of the former
trackbed becomes fragmented.

Option B Summary:

Option A – protection of the S&DR through a local policy should deliver a number of positive effects
for the Borough, retaining and enhancing something that is important to the history and identity of
the town and increasing opportunities for education and recreation.

Preferred policy option:

Darlington Borough Council
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Policy ENV 3: Local Landscape Character

Table ENV 3

POLICY ENV 3: LOCAL LANDSCAPE CHARACTER

No policy – rely on National Planning Policy Framework coverage of landscape character.Option A Description:

Local policy – setting out a local approach to the protection and enhancement of landscape character.Option B Description:

Significance of EffectPOLICY ENV 3: LOCAL LANDSCAPE CHARACTER

Option BOption ASustainability Objective

+01. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+-2. Develop vibrant and cohesive communities.

+03. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

006. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

+08. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+09. Make the most efficient use of land.

+010. Minimise levels of noise, vibration, odour and light pollution.

+011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

+012. Protect and enhance air and water quality and make efficient use of water.

+-13. Protect and enhance biodiversity and geodiversity.

+-14. Protect and enhance green infrastructure of all types.

++-15. Protect and enhance the character and quality of Darlington’s landscape.

+-16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 3: LOCAL LANDSCAPE CHARACTER

The NPPF provides some general protection for landscape but coverage is light and it does not
account for the specific local landscape character of the Borough. Relying on the NPPF could result
in negative effects on local landscape character and consequential effects on the natural and historic
environment, the green infrastructure network, community cohesion and health and wellbeing.

Option A Summary:

A local policy designed to protect and enhance local landscape character is likely to have a number
of positive effects on the Borough’s environment, economy and society. In addition to protecting
elements of the local landscape that are distinctive to the Borough and important to its inherent

Option B Summary:

quality, protecting local landscape character is likely to have a number of wider benefits on the
quality of people’s lives and the attractiveness of Darlington as a location in which to locate, and
invest in, a business.

Darlington Borough Council
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Option B – including a landscape character policy in the Local Plan allows the Council to respond
positively to the specific landscape of the Borough maximising potential effects on the quality of the
local environment, green infrastructure network, communities and the economic benefits of
maintaining an attractive and distinctive landscape.

Preferred policy option:

Darlington Borough Council
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Policy ENV 4: Green and Blue Infrastructure

Table ENV 4

POLICY ENV 4: GREEN AND BLUE INFRASTRUCTURE

No policy – rely on National Planning Policy Framework coverage of green infrastructure.Option A Description:

Local policy – setting out a strategy for Borough’s green infrastructure, targeting the particular local
circumstances.

Option B Description:

Local policy – setting out a much more restrictive policy position on the loss of green infrastructure
to that set out in the NPPF alongside a local strategy.

Option C Description:

Significance of EffectPOLICY ENV 4: GREEN AND BLUE INFRASTRUCTURE

Option COption BOption ASustainability Objective

-++
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+++++2. Develop vibrant and cohesive communities.

+++++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

-+/-+/-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

+++7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

+++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+++9. Make the most efficient use of land.

+++10. Minimise levels of noise, vibration, odour and light pollution.

+++11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

+++12. Protect and enhance air and water quality and make efficient use of water.

+++13. Protect and enhance biodiversity and geodiversity.

+++++14. Protect and enhance green infrastructure of all types.

+++15. Protect and enhance the character and quality of Darlington’s landscape.

+++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 4: GREEN AND BLUE INFRASTRUCTURE

The NPPF provides protection for open space, sports and recreational buildings and land, including
playing fields, except in certain circumstances. However the NPPF does not account for local
circumstances or reflect local strategies on green infrastructure. The retention of green infrastructure
has a number of cross cutting positive effects on a number of the sustainability objectives.

Option A Summary:

Darlington Borough Council
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This policy option would provide protection for existing green infrastructure alongside the provision
of new green infrastructure with new development. In addition a local policy would provide a positive
strategy to help protect important elements of the local green infrastructure network and support for
developments that deliver projects identified in Darlington’s Green Infrastructure Strategy.

Option B Summary:

Whilst this policy option would secure the same benefits as Option B but it would also restrict
development options in the Borough through providing greater protection to green spaces than the
NPPF or similar local policy. This could have implications on the Local Plans ability to meet the
Boroughs needs for housing and employment development.

Option C Summary:

Option B – provides a balance between the two other options creating a positive strategy for green
infrastructure in the Borough without being overly restrictive on new development.

Preferred policy option:

Darlington Borough Council
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Policy ENV 5: Green Infrastructure Standards

Table ENV 5

POLICY ENV 5: GREEN INFRASTRUCTURE STANDARDS

Local policy – setting out local standards for the provision of green infrastructure alongside new
development.

Option A Description:

No policy – do not set out standards for green infrastructure in the Local Plan and rely on negotiations
with developers.

Option B Description:

Significance of EffectPOLICY ENV 5: GREEN INFRASTRUCTURE STANDARDS

Option BOption ASustainability Objective

-+1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

- -++2. Develop vibrant and cohesive communities.

- -++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

+/-+/-6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

-+7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

-+8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+/-+/-9. Make the most efficient use of land.

-+10. Minimise levels of noise, vibration, odour and light pollution.

-+11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

-+12. Protect and enhance air and water quality and make efficient use of water.

-+13. Protect and enhance biodiversity and geodiversity.

- -++14. Protect and enhance green infrastructure of all types.

-+15. Protect and enhance the character and quality of Darlington’s landscape.

-+16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 5: GREEN INFRASTRUCTURE STANDARDS

Providing clear local standards for green infrastructure in the Local Plan will provide certainty to
residents and developers of what is expected to maintain an attractive and sustainable urban
environment, with the recreational facilities needed to support people and the natural resources
needed to support wildlife. The provision of green infrastructure alongside development will have a
number of positive effects on a range of sustainability appraisal objectives.

Option A Summary:

Relying on other policies in the Local Plan relating to the design and layout of development and
those dealing with the protection of green infrastructure and biodiversity assets to deliver green
infrastructure is risky approach that would not be guaranteed to deliver the amount or quality of
green space necessary to adequately support the needs generated by development and create an
attractive environment.

Option B Summary:

Darlington Borough Council
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Option A – providing local green infrastructure standards will ensure that green infrastructure is
provided as an integral part of developments and provide more certainty for developers on what is
required. This approach is more likely to secure the wide ranging positive effects that the provision

Preferred policy option:

of green infrastructure will have against a number of the sustainability objectives, in particular those
related to the environment and society, but also to the economy by creating an attractive place to
work and invest.

Darlington Borough Council
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Policy ENV 6: Local Green Space

Table ENV 6

POLICY ENV 6: LOCAL GREEN SPACE

No policy – do not designate Local Green Space in the Local Plan.Option A Description:

Local policy – identifying those sites to designated as Local Green Space and how development
proposals affecting them will be considered.

Option B Description:

Significance of EffectPOLICY ENV 6: LOCAL GREEN SPACE

Option BOption ASustainability Objective

0+1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

-++2. Develop vibrant and cohesive communities.

0++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

+/-+/-6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

0+7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

0+8. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

0+9. Make the most efficient use of land.

0+10. Minimise levels of noise, vibration, odour and light pollution.

0+11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0+12. Protect and enhance air and water quality and make efficient use of water.

0+13. Protect and enhance biodiversity and geodiversity.

-++14. Protect and enhance green infrastructure of all types.

-++15. Protect and enhance the character and quality of Darlington’s landscape.

0+16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

Table

POLICY ENV 6: LOCAL GREEN SPACE

Green spaces are given general protection under the NPPF and are likely to be given more specific
protection by other policies in the Local Plan. Whilst this option scores relatively neutrally as all
green spaces afforded a certain level of protection, by not giving communities the opportunity to

Option A Summary:

identify Local Green Spaces that are of particular importance to them there is increased risk that
these sites could be lost or eroded through development pressure. Should this happen the negative
effect on communities would be amplified.

The NPPF states that local communities through local and neighbourhood plans should be able to
identify green areas of particular importance to them for special protection as Local Green Space.
The identification and subsequent protection of Local Green Space will have a positive effect on
the environment of the Borough as well as related positive social effects.

Option B Summary:

Darlington Borough Council
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Option B – there are clear benefits for the environment and society by designating Local Green
Space identified by communities that meets the criteria set out in the NPPF.

Preferred policy option:

Darlington Borough Council
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Policy ENV 7: Biodiversity and Geodiversity and Development

Table ENV 7

POLICY ENV 7: BIODIVERSITY AND GEODIVERSITY AND DEVELOPMENT

No policy – rely on National Planning Policy Framework coverage of the biodiversity and geodiversity.Option A Description:

Local policy – setting out a local strategy and approach to the protection and enhancement of the
natural environment.

Option B Description:

Local policy – setting out a far more restrictive policy on development proposals affecting the natural
environment and geological resources in the Borough.

Option C Description:

Significance of EffectPOLICY ENV 7: BIODIVERSITY AND GEODIVERSITY AND DEVELOPMENT

Option COption BOption ASustainability Objective

-00
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

+++++2. Develop vibrant and cohesive communities.

+++++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

0005. Improve the safety and security of people and property.

-++6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

0007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

+++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+/-+/-+/-9. Make the most efficient use of land.

+++10. Minimise levels of noise, vibration, odour and light pollution.

+++11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

+++12. Protect and enhance air and water quality and make efficient use of water.

+++++13. Protect and enhance biodiversity and geodiversity.

+++++14. Protect and enhance green infrastructure of all types.

+++++15. Protect and enhance the character and quality of Darlington’s landscape.

+++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 7: BIODIVERSITY AND GEODIVERSITY AND DEVELOPMENT

The NPPF provides reasonable general coverage for the main principles for the conservation of
biodiversity and geodiversity resources. It does not however recognise distinctive local differences
in the nature, quality or pressures on resources.

Option A Summary:

This policy option would share many of the same effects as Policy Option A but the effects of the
policy would be better tailored to local circumstances and pressures on the natural environment,
enhancing some of the likely positive effects of the policy on the local environment and communities.

Option B Summary:

Darlington Borough Council
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Whilst this policy approach would have many of the same positive effects as Option B it could impact
upon the ability of the Local Plan to deliver sufficient development to meet the Boroughs needs over
the plan period by stifling development in particular areas and increasing pressure for development
on greenfield sites around the edge of settlements.

Option C Summary:

Option B – whilst the NPPF provides a framework for the conservation of the natural environment
it does not reflect local circumstances with regards to the natural assets present in the Borough or
the local priorities for their protection and enhancement. The NPPF states that local planning
authorities should set out a strategic approach in their Local Plans, planning positively for the creation,
protection, enhancement and management of networks of biodiversity and green infrastructure.

Preferred policy option:

Darlington Borough Council

Sustainability Appraisal - Publication August 2020204

APPENDIX D: ASSESSMENT OF LOCAL PLAN POLICY OPTIONS



Policy ENV 8: Assessing a Developments Impact on Biodiversity

Table ENV 8

POLICY ENV 8: ASSESSING A DEVELOPMENTS IMPACT ON BIODIVERSITY

Local policy – setting out what evidence applicants must submit with planning applications that are
on or likely to affect designated sites or protected habitats or species, and the measures that must
be taken should development proposals be shown to have an impact.

Option A Description:

No policy – rely on the pre-application and application process to ensure the correct information is
provided with applications with which to determine the impact of a development and the measures
required to address it.

Option B Description:

Significance of EffectPOLICY ENV 8: ASSESSING A DEVELOPMENTS IMPACT ON BIODIVERSITY

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

002. Develop vibrant and cohesive communities.

?+3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

006. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

?+9. Make the most efficient use of land.

?+10. Minimise levels of noise, vibration, odour and light pollution.

?+11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

?+12. Protect and enhance air and water quality and make efficient use of water.

?++13. Protect and enhance biodiversity and geodiversity.

?+14. Protect and enhance green infrastructure of all types.

?+15. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 8: ASSESSING A DEVELOPMENTS IMPACT ON BIODIVERSITY

Through being clear about the evidence that should be supplied with a planning application for
proposals likely to impact on biodiversity and geodiversity in the Local Plan the Local Planning
Authority can ensure that it has all the information it needs to make informed decisions, ensuring
that impacts are either avoided, mitigated or compensated for, as necessary.

Option A Summary:

The potential effects of not including a policy in the plan will very much depend on the management
of the pre-application and application process. There is more of a risk that the correct information
is not supplied up-front in the process leading to delays or decisions based on inadequate evidence.

Option B Summary:

Darlington Borough Council
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Option A – this policy option is more likely to result in positive effects for the natural environment
and geodiversity by ensuring that planning decisions are informed by the appropriate evidence.

Preferred policy option:

Darlington Borough Council
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Policy ENV 9: Outdoor Sports Facilities

Table ENV 9

POLICY ENV 9: OUTDOOR SPORTS FACILITIES

No policy - rely on National Planning Policy Framework coverage of outdoor sport and recreation.Option A Description:

Local policy – setting reflecting the strategy for outdoor sports provision in the Borough and defining
the conditions under which proposals for new facilities will be permitted.

Option B Description:

Significance of EffectPOLICY ENV 9: OUTDOOR SPORTS FACILITIES

Option BOption ASustainability Objective

++1. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

++2. Develop vibrant and cohesive communities.

+++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

++6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities.

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

+/-+/-10. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

+++14. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY ENV 9: OUTDOOR SPORTS FACILITIES

The NPPF provides protection for open space, sports and recreational buildings and land, including
playing fields, except in certain circumstances. However, the NPPF does not account for local
circumstances or reflect local sports strategy. The retention of existing, and provision of new, outdoor
sports facilities is predicted to have a number of positive effects on those sustainability objectives
relating to society.

Option A Summary:

This policy option would provide protection for existing outdoor sports facilities alongside the provision
of new facilities as part of new development. In addition a local policy would provide a link to the
Boroughs sports strategy.

Option B Summary:

Option B – this option is preferred as it is likely to enhance the positive effects resulting from the
protection and provision of outdoor sports provision in the Borough.

Preferred policy option:

Darlington Borough Council
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Transport and Infrastructure

Policy IN 1: Delivering a Sustainable Transport Network

Table IN 1

POLICY IN 1: DELIVERING A SUSTAINABLE TRANSPORT NETWORK

Local policy – policy approach that is balanced in favour of sustainable transport modes and requires
development to be well connected to footpath and cycle routes and necessary improvements made.

Option A Description:

Local policy - policy to support enhancement of rail provision at Darlington Station.Option B Description:

Local policy - to identify sites required to deliver local highway network links but leave details of
alignment to planning application stage.

Option C Description:

Local policy - to safeguard routes for transport schemes.Option D Description:

Significance of EffectPOLICY IN 1: DELIVERING A SUSTAINABLE TRANSPORT NETWORK

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

+/-+0+
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

+/-+/-+++2. Develop vibrant and cohesive communities.

+/-+/-+++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

000+5. Improve the safety and security of people and property.

+/-+++++6. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

--++++7. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

--0++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate
change.

-+/-0+9. Make the most efficient use of land.

+/-+/-+/-++10. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

000012. Protect and enhance air and water quality and make efficient use of water.

000+13. Protect and enhance biodiversity and geodiversity.

--0+14. Protect and enhance green infrastructure of all types.

--0015. Protect and enhance the character and quality of Darlington’s landscape.

00-016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 1: DELIVERING A SUSTAINABLE TRANSPORT NETWORK

Darlington Borough Council
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Providing a transport policy approach that is balanced in favour of sustainable transport options and
particularly those involving cycling and walking brings about significant social, economic and
environmental benefits. Reducing dependence on single occupancy vehicle journeys is a key aim
of national policy but writing it into a local context will bring further benefits in its direct application
to development proposals.

Option A Summary:

Rail travel will continue to be a key form of sustainable travel for the future and this will involve
updating infrastructure and facilities to provide a fit for purpose service over the next 20 years. Tees
Valley Combined Authority (TCVA) and Darlington Borough Council are developing a masterplan

Option B Summary:

with associated infrastructure improvements to keep Darlington Station functioning as a key regional
transport hub and to future proof the station for high speed trains. There may be some negative
impacts on the historic Darlington Station but overall regeneration is expected to bring a range of
social and economic benefits.

The Local Plan Strategic Framework indicated the desire to create an interlinking network of new
local roads around the western, northern and eastern fringes of Darlington. In order to deliver these
connections they could be identified in the Local Plan with their role and further details to be
determined as part of the planning application process. This would allow greater flexibility than
Option D.

Option C Summary:

Safeguarding routes for roads is the most stringent way to ensure future delivery of road infrastructure
but can sterilise land. This option can also only be utilised when detailed road alignments and designs
have been finalised and agreed.

Option D Summary:

Combination of Options A, B & C – This will enable the improvement of key forms of transportation
with an emphasis on reducing the need for single vehicle journeys, encouraging the use of more
sustainable forms of transport, through the provision of well-connected communities. Aspirations

Preferred policy option:

for rail network improvement in the Borough should be supported, and owing to the levels of growth
proposed necessary highway infrastructure improvements will also be supported by this policy
approach. Overall this combination of options is considered to have the best balance of social,
economic and environmental benefits.

Darlington Borough Council
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Policy IN 2: Improving Access and Accessibility

Table IN 2

POLICY IN 2: IMPROVING ACCESS AND ACCESSIBILITY

No policy – rely on national policy, other local policies and building regulations.Option A Description:

Local policy - include a requirement for developments used by the public and employees to provide
suitable access for disabled people.

Option B Description:

Local policy - include a requirement to provide adequate accessibility to footpaths/cycle paths and
public transport (proximity to bus stops).

Option C Description:

Local policy – consisting of a combination of Options B and C.Option D Description:

Significance of EffectPOLICY IN 2: IMPROVING ACCESS AND ACCESSIBILITY

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

++++++
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

+++02. Develop vibrant and cohesive communities.

+++++++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

00005. Improve the safety and security of people and property.

+/-+/-+/-06. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

++++007. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

++008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate
change.

++009. Make the most efficient use of land.

000010. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

++0012. Protect and enhance air and water quality and make efficient use of water.

000013. Protect and enhance biodiversity and geodiversity.

++0014. Protect and enhance green infrastructure of all types.

000015. Protect and enhance the character and quality of Darlington’s landscape.

+/-0+/-016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 2: IMPROVING ACCESS AND ACCESSIBILITY

Darlington Borough Council
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Existing national policy and building regulations do allow for a level of provision of accessibility to
buildings however wider considerations of accessible spaces and locations fall outside of the scope
for such legislation. This options would have some social benefits.

Option A Summary:

Requiring development, including change of use, to provide disabled access would offer social
benefits. However, dependent on implementation could have positive or negative environmental
and economic benefits. Proving access to all can prove costly and also may not be suitable in all
instances (for example conversion of certain listed buildings).

Option B Summary:

The provision of safe and convenient cycle and pedestrian routes is key to creating sustainable
communities. Its inclusion within a policy would have social and environmental benefits. There may
be some additional cost to developers but this can often be minimised through integration into site
design and utilising existing provision.

Option C Summary:

A combination of options B and C enables a flexible approach towards the provision of accessibility
to both buildings, spaces and sustainable transport choices.

Option D Summary:

Option D – this option offers most social and environmental benefits. Economic benefits are less
clear as there could be additional cost in terms of provision but in terms of creating safe and
accessible communities, if successfully achieved, this could bring about economic benefits too.

Preferred policy option:

Darlington Borough Council
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Policy IN 3: Transport Assessments and Travel Plans

Table IN 3

POLICY IN 3: TRANSPORT ASSESSMENTS AND TRAVEL PLANS

No policy - allow national policy to take precedent. National policy on implementation of transport
assessments and Travel Plans are not clearly defined and are only required to support developments
which ‘generate significant amounts of movement’.

Option A Description:

Local policy - that better defines when the use of transport assessments and travel plans would be
appropriate and what they should contain.

Option B Description:

Significance of EffectPOLICY IN 3: TRANSPORT ASSESSMENTS AND TRAVEL PLANS

Option BOption ASustainability Objective

+01. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+02. Develop vibrant and cohesive communities.

+03. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

++6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

+++7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

++8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

++10. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

++12. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 3: TRANSPORT ASSESSMENTS AND TRAVEL PLANS

Reliance on national policy is not considered to offer sufficient certainty or consistency for when
Transport Assessments and Travel Plans are required and what their contents should be. Sustainable
transport is encouraged though as is the user of transport assessments and travel plans, so Option
A would provide some positive environmental and social benefits.

Option A Summary:

Through providing more guidance on local circumstances there will be greater certainty as to when
and how transport assessments and travel plans should apply.

Option B Summary:

Darlington Borough Council
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Option B – transport assessments and travel plans have acknowledged benefits in national policy
and both options will encourage their use. Whilst both options will bring benefits in encouraging
greater consideration of sustainable transport methods, in providing a more clarity on when they
will be required Option B is considered the most appropriate policy option.

Preferred policy option:

Darlington Borough Council
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Policy IN 4: Parking Provision including Electric Vehicle Charging

Table IN 4

POLICY IN 4: PARKING PROVISION INCLUDING ELECTRIC VEHICLE CHARGING

Local policy - a specific policy to ensure that adequate car parking capacity for the Town Centre is
protected.

Option A Description:

Local policy - to cement parking standards of the Tees Valley Design Guide, or any successor, in
the Local Plan.

Option B Description:

Local policy - including a requirement for new developments to provide electric vehicle charging
points.

Option C Description:

Local policy – consisting of a combination of Options A, B and C.Option D Description:

Significance of EffectPOLICY IN 4: PARKING PROVISION INCLUDING ELECTRIC VEHICLE CHARGING

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

+++0
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

00002. Develop vibrant and cohesive communities.

-0--3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

00004. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

00005. Improve the safety and security of people and property.

++0+6. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

+/-0--7. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

+/-++0-8. Reduce greenhouse gas emissions and increase the borough’s resilience to climate
change.

-+/---9. Make the most efficient use of land.

000010. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

+/-+0-12. Protect and enhance air and water quality and make efficient use of water.

000013. Protect and enhance biodiversity and geodiversity.

000014. Protect and enhance green infrastructure of all types.

000015. Protect and enhance the character and quality of Darlington’s landscape.

+/-+/-+/--16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 4: PARKING PROVISION INCLUDING ELECTRIC VEHICLE CHARGING

Darlington Borough Council
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Providing a general policy to protect car parking capacity for the Town Centre will have some
economic benefits but is likely to also have negative environmental impacts by encouraging private
vehicle movements to the town centre.

Option A Summary:

A policy to cement the parking standards of the Tees Valley Design Guide in local policy will enable
consistent delivery of parking provision across new developments, however it does not necessarily
encourage sustainable travel choices, and for some developments can impose additional cost.

Option B Summary:

Including a requirement for new developments to provide electric vehicle charging points will make
the use of electric vehicles more attractive and convenient resulting in positive environmental effects.
There will be some cost implications for developments but overall these are unlikely to be prohibitive
and could prove attractive to the market, adding value. The National Planning Policy Framework is
supportive of such an approach.

Option C Summary:

A combination of Options A, B and C will enable a balanced mix of protecting the availability of
parking in the town centre, making adequate provision in new development and encouraging the
use of electric vehicles.

Option D Summary:

Option D – a combination of options A, B & C will bring economic benefits in supporting the town
centre whilst offsetting some of the negative environmental impacts through the provision of facilities
for more environmentally friendly vehicles.

Preferred policy option:

Darlington Borough Council
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Policy IN 5: Airport Safety

Table IN 5

POLICY IN 5: AIRPORT SAFETY

Local policy – identifying and setting out the provisions for the airport safety zone associated with
Teesside International Airport.

Option A Description:

Significance
of Effect

POLICY IN 5: AIRPORT SAFETY

Option ASustainability Objective

01. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the standard of
existing housing, especially to provide for young people, families and older people.

02. Develop vibrant and cohesive communities.

03. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

04. Provide education and training opportunities to improve the skills and employment prospects of the resident
population.

++5. Improve the safety and security of people and property.

06. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable and
high quality employment opportunities

07. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising access
to public transport and active travel modes.

08. Reduce greenhouse gas emissions and increase the borough’s resilience to climate change.

09. Make the most efficient use of land.

010. Minimise levels of noise, vibration, odour and light pollution.

011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

012. Protect and enhance air and water quality and make efficient use of water.

013. Protect and enhance biodiversity and geodiversity.

014. Protect and enhance green infrastructure of all types.

015. Protect and enhance the character and quality of Darlington’s landscape.

016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 5: AIRPORT SAFETY

See below.Option A Summary:

Option A – Government policy states that airport safety zones should be reflected in local plans
(Circulars 01/2003 and 01/2010). This is therefore considered the only appropriate policy response.

Preferred policy option:

Darlington Borough Council

Sustainability Appraisal - Publication August 2020216

APPENDIX D: ASSESSMENT OF LOCAL PLAN POLICY OPTIONS



Policy IN 6: Utilities Infrastructure

Table IN 6

POLICY IN 6: UTILITIES INFRASTRUCTURE

No policy – rely on National Planning Policy Framework coverage of utilities infrastructure.Option A Description:

Local policy – requiring utilities upgrades to be undertaken as part of planned developments in the
local plan.

Option B Description:

Local policy – requiring upgraded utilities infrastructure in advance of development taking place to
anticipate demand in advance.

Option C Description:

Significance of EffectPOLICY IN 6: UTILITIES INFRASTRUCTURE

Option COption BOption ASustainability Objective

++-
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

++-2. Develop vibrant and cohesive communities.

0003. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

00-5. Improve the safety and security of people and property.

+/-+-6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

0007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

0009. Make the most efficient use of land.

00-10. Minimise levels of noise, vibration, odour and light pollution.

++-11. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0+-12. Protect and enhance air and water quality and make efficient use of water.

00013. Protect and enhance biodiversity and geodiversity.

+/-0014. Protect and enhance green infrastructure of all types.

-+/-+/-+/-15. Protect and enhance the character and quality of Darlington’s landscape.

00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 6: UTILITIES INFRASTRUCTURE

Providing no encouragement to upgrading or investing in utilities infrastructure in local policy will
reduce capacity for economic growth and innovation of existing networks supporting quality of life.
It may reduce development cost and potential environmental impacts from works, but will have
medium and long term implications for the economy, society and the environment.

Option A Summary:

Extending utilities infrastructure only where need is demonstrated and is assessed as being
appropriate at the time of development.

Option B Summary:

Darlington Borough Council

217Sustainability Appraisal - Publication August 2020

APPENDIX D: ASSESSMENT OF LOCAL PLAN POLICY OPTIONS



Forward funding and supplying utilities is costly and can have negative effects on the environment
and people during construction. There is a risk in providing infrastructure in advance of development
proposals coming forward that they remain unused or redundant for some time or the requirements
change over time.

Option C Summary:

Option B – to upgrade utilities infrastructure in line with planned developments during the local plan
period is considered the most appropriate policy option.

Preferred policy option:

Darlington Borough Council
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Policy IN 7: Telecommunication Masts

Table IN 7

POLICY IN 7: TELECOMMUNICATION MASTS

Local policy - allowing no new telecommunication masts.Option A Description:

Local policy - allowing new telecommunication masts in line with locally set criteria.Option B Description:

Local policy - a more flexible policy approach with fewer restrictions on the development of
telecommunication masts.

Option C Description:

Significance of EffectPOLICY IN 7: TELECOMMUNICATION MASTS

Option COption BOption ASustainability Objective

++-
1. Provide a mixture of affordable, well designed and sustainably located new housing, and
improve the standard of existing housing, especially to provide for young people, families and
older people.

++-2. Develop vibrant and cohesive communities.

+++03. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

0004. Provide education and training opportunities to improve the skills and employment prospects
of the resident population.

-++05. Improve the safety and security of people and property.

++- -6. Achieve sustainable levels of economic growth and increase employment levels and access
to sustainable and high quality employment opportunities

++-7. Encourage sustainable travel. Provide development which reduces reliance on private vehicles,
maximising access to public transport and active travel modes.

0+-8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

-++09. Make the most efficient use of land.

00010. Minimise levels of noise, vibration, odour and light pollution.

00011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

00012. Protect and enhance air and water quality and make efficient use of water.

-0013. Protect and enhance biodiversity and geodiversity.

-0014. Protect and enhance green infrastructure of all types.

- -0+15. Protect and enhance the character and quality of Darlington’s landscape.

-++16. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 7: TELECOMMUNICATION MASTS

A restrictive policy would not enable progress to be made on the installation of next generation
mobile telephone systems which would have an impact on society and the local economy. It could
however potentially have some beneficial environmental effects.

Option A Summary:

A local criteria based policy would enable the Council to have more control over the visual impact
of new telecommunication masts and ensure that they are located in safe and suitable places for
the rollout of new technology. This option would be least likely to result in negative environmental
effects.

Option B Summary:

Darlington Borough Council
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A less restrictive policy would be likely to raise public safety issues and result in negative
environmental effects.

Option C Summary:

Option B – a policy based on locally set criteria controlling the circumstances where new
telecommunications masts would be considered appropriate is considered to be the most suitable
policy option given the potential negative effects of either a more or less restrictive policy approach.

Preferred policy option:

Darlington Borough Council
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Policy IN 8: Broadband Infrastructure

Table IN 8

POLICY IN 8: BROADBAND INFRASTRUCTURE

No policy - broadband infrastructure does not have to be provided in any new development.Option A Description:

Local policy – encouraging provision to be made for broadband provision on any development and
mandatory for larger development sites (residential and employment).

Option B Description:

Significance of EffectPOLICY IN 8: BROADBAND INFRASTRUCTURE

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

+-2. Develop vibrant and cohesive communities.

+-3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

++- -4. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

++- -6. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

009. Make the most efficient use of land.

0010. Minimise levels of noise, vibration, odour and light pollution.

0011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

0012. Protect and enhance air and water quality and make efficient use of water.

0013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

0015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 8: BROADBAND INFRASTRUCTURE

This policy option could result in new developments that are not equipped to be able to deal with
digital up to date media leaving residents and businesses at a disadvantaged as many areas in
Darlington currently are. Increases the technology gap.

Option A Summary:

Optimal access to Broadband provision for larger sites should be enabled through development as
access to Broadband infrastructure will make new developments more viable and it will enable
developments to be future proofed for technological application of digital media. This option would
result in a number of positive social and economic effects.

Option B Summary:

Option B – encouraging provision to be made for Broadband in new developments is considered
the most appropriate policy option as it is likely to result in a number of positive social and economic
effects.

Preferred policy option:

Darlington Borough Council
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Policy IN 9: Renewable Energy Infrastructure

Table IN 9

POLICY IN 9: RENEWABLE ENERGY INFRASTRUCTURE

No policy - no local requirement to include renewable and energy efficient infrastructure in new
developments

Option A Description:

Local policy - renewable and energy efficient infrastructure required and encouraged by the Local
Plan.

Option B Description:

Significance of EffectPOLICY IN 9: RENEWABLE ENERGY INFRASTRUCTURE

Option BOption ASustainability Objective

001. Provide a mixture of affordable, well designed and sustainably located new housing, and improve the
standard of existing housing, especially to provide for young people, families and older people.

002. Develop vibrant and cohesive communities.

0-3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier lifestyles.

004. Provide education and training opportunities to improve the skills and employment prospects of the
resident population.

005. Improve the safety and security of people and property.

006. Achieve sustainable levels of economic growth and increase employment levels and access to sustainable
and high quality employment opportunities

007. Encourage sustainable travel. Provide development which reduces reliance on private vehicles, maximising
access to public transport and active travel modes.

++-8. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate change.

+/-09. Make the most efficient use of land.

+/-010. Minimise levels of noise, vibration, odour and light pollution.

+011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer flooding.

+012. Protect and enhance air and water quality and make efficient use of water.

+013. Protect and enhance biodiversity and geodiversity.

0014. Protect and enhance green infrastructure of all types.

+/-015. Protect and enhance the character and quality of Darlington’s landscape.

0016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 9: RENEWABLE ENERGY INFRASTRUCTURE

This option will reduce the opportunities to minimise the climate change effects of development and
to maximise energy efficiency. Whilst this option could impose additional costs on development
(although these costs are steadily coming down) it generally results in longer term savings. This
policy option would not help to achieve the Government’s, and Council’s, sustainability ambitions.

Option A Summary:

There are a number of potential positive environmental effects to be gained by ensuring that
renewables and energy efficient solutions are considered and incorporated in new developments
and larger sites.

Option B Summary:

Option B – this option is considered the most appropriate response to the threat posed by climate
change and should result in a number of positive environmental effects.

Preferred policy option:

Darlington Borough Council
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Policy IN 10: Supporting the Delivery of Community and Social Infrastructure

Table IN 10

POLICY IN 10: SUPPORTING THE DELIVERY OF COMMUNITY AND SOCIAL INFRASTRUCTURE

Local policy - review the approach to education contributions to include a standard calculation.Option A Description:

Local policy - retain existing planning obligations requirement for education contributions.Option B Description:

Local policy - requiring land to be reserved for education purposes in key locations. Reserved land
to be reviewed periodically and considered for other uses should circumstances change.

Option C Description:

Local policy – protecting and promoting new community infrastructure facilities including indoor
sports, cemeteries art and culture.

Option D Description:

Significance of EffectPOLICY IN 10: SUPPORTING THE DELIVERY OF COMMUNITY AND SOCIAL
INFRASTRUCTURE

Option
D

Option
C

Option
B

Option
A

Sustainability Objective

0000
1. Provide a mixture of affordable, well designed and sustainably located new housing,
and improve the standard of existing housing, especially to provide for young people,
families and older people.

+++++2. Develop vibrant and cohesive communities.

++++3. Improve the health and wellbeing of all, reduce health inequalities and promote healthier
lifestyles.

+++++4. Provide education and training opportunities to improve the skills and employment
prospects of the resident population.

00005. Improve the safety and security of people and property.

++/-+/-+/-6. Achieve sustainable levels of economic growth and increase employment levels and
access to sustainable and high quality employment opportunities

++007. Encourage sustainable travel. Provide development which reduces reliance on private
vehicles, maximising access to public transport and active travel modes.

++/-008. Reduce greenhouse gas emissions and increase the Borough’s resilience to climate
change.

0+/-009. Make the most efficient use of land.

000010. Minimise levels of noise, vibration, odour and light pollution.

000011. Avoid and reduce flood risk from all sources including fluvial, surface water and sewer
flooding.

000012. Protect and enhance air and water quality and make efficient use of water.

000013. Protect and enhance biodiversity and geodiversity.

000014. Protect and enhance green infrastructure of all types.

000015. Protect and enhance the character and quality of Darlington’s landscape.

+00016. Conserve and enhance Darlington’s distinctive and valuable historic environment.

POLICY IN 10: SUPPORTING THE DELIVERY OF COMMUNITY AND SOCIAL INFRASTRUCTURE

Darlington Borough Council
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Providing a standard calculation would enable greater flexibility in terms of seeking contributions
specific to the local needs arising from a development. The rates could also be linked to Department
for Education standard costs of provision that would enable them to track with accepted rates. In

Option A Summary:

areas of good provision this could work out cheaper for developers but in areas of limited capacity
could be more expensive than the existing flat rate. Planning contributions can effect development
viability.

The contribution rate set out in the existing adopted Planning Obligations Supplementary Planning
Document (SDP) is currently out of date, does not enable contributions to be sought towards
secondary school provision and places restrictions based on geographic area. Planning contributions
can effect development viability.

Option B Summary:

Within key sites, areas of land would be safeguarded for future education provision enabling a more
structured distribution of schools to serve new and existing communities where the need arises.
This land would be held for a period of time until there is more certainty around the scale and nature

Option C Summary:

of provision required (e.g. at the time of a planning application or at an appropriate phase in the
development). Should the need not arise the land could be considered for other uses. This could
will have an effect on viability but enables new provision to be provided when need and funding are
aligned.

Protecting of existing community facilities will help to sustain existing communities. The more
functioning local facilities that can be retained will also help to support a sustainable pattern of growth
in the Borough. Similarly the provision of new facilities to support a growing population will also be
supported, helping to develop new cohesive and sustainable communities.

Option D Summary:

Combination of Options A, C and D – this policy approach will allow a more flexible approach to
seek education contributions than that contained in the current SPD and will enable sites to be
secured in suitable locations should the need for new education facilities arise. Protecting existing,

Preferred policy option:

and supporting the provision of new community facilities, will help to support sustainable communities
and patterns of growth. Generally this approach will have a number of positive effects on social
objectives.

Darlington Borough Council
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APPENDIX E: ASSESSMENT OF STRATEGIC DEVELOPMENT OPTIONS
The assessment of the nine strategic development options identified in Section 7 of the main report has involved
using the Sustainability Appraisal’s sixteen objectives to identify the key high level pros and cons associated
with each option. This provides a picture of the potential overall social, economic and environmental effects of
each strategy. The pros and cons were then used to identify the main benefits, risks, disadvantages, and
potential mitigation measures associated with each option.

In order to facilitate a comparative assessment, each option was scored against a set of simplified criteria drawn
from the SA objectives. The criteria were developed in order to pick out the key elements within the SA objectives
that are most relevant to a strategic assessment. For each criterion the strategies were either scored generally
positive, generally negative or considered likely to have a generally neutral effect. Where there was considerable
uncertainty about the potential nature of some effects, an uncertain score was included.

Key

Generally positive

Neutral

Uncertain

Generally negative

Darlington Borough Council
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ce
ss

to
a
w
id
er

ra
ng

e
of

cu
ltu
ra
l,
le
is
ur
e
an

d
re
cr
ea

tio
na

la
ct
iv
iti
es
.

S
om

e
pa

rts
of
S
ou

th
D
ar
lin
gt
on

ar
e
m
or
e
is
ol
at
ed

fro
m
th
e

m
ai
n
ur
ba

n
ar
ea

du
e
th
e
ba

rr
ie
rc

re
at
ed

by
th
e
ra
ilw

ay
lin
es
.

3.
Im

pr
ov
e
th
e
he

al
th

an
d
w
el
lb
ei
ng
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al
l,
re
du

ce
he

al
th

in
eq

ua
lit
ie
s
an

d
pr
om

ot
e
he

al
th
ie
rl
ife
st
yl
es
.

C
on

s
Pr
os

P
ot
en

tia
lt
o
re
du

ce
ai
rq

ua
lit
y,
an

d
ris
k
of

no
is
e
an

d
lig
ht

po
llu
tio
n.

G
oo

d
ac
ce
ss

to
a
ra
ng

e
of

he
al
th

fa
ci
lit
ie
s
an

d
se
rv
ic
es

in
D
ar
lin
gt
on

.
E
as
ie
ra

nd
m
or
e
co
st
ef
fe
ct
iv
e
to

ex
pa

nd
ex
is
tin
g
he

al
th

se
rv
ic
es

in
re
sp
on

se
to

in
cr
ea

se
d
de

m
an

d.
P
ro
xi
m
ity

to
A
66

m
ay

ca
us
e
di
st
ur
ba

nc
e.

G
re
at
er

ac
ce
ss

to
le
is
ur
e
an

d
re
cr
ea

tio
na

la
ct
iv
iti
es

in
D
ar
lin
gt
on

to
w
n.

O
pp

or
tu
ni
tie
s
to

ac
ce
ss

jo
bs
,s
ho

ps
an

d
se
rv
ic
es

by
he

al
th
y
tra

ve
lm

od
es

(w
al
ki
ng

an
d
cy
cl
in
g)
.

P
ot
en

tia
lt
o
en

co
ur
ag

e
he

al
th
y
lif
es
ty
le
s
th
ro
ug

h
ea

si
er

ac
ce
ss

to
th
e
co
un

try
si
de

.
A
re
a
is
w
el
ls
er
ve
d
by

op
en

sp
ac
e
an

d
re
cr
ea

tio
na

lf
ac
ili
tie
s.

4.
P
ro
vi
de

ed
uc
at
io
n
an

d
tra

in
in
g
op

po
rtu

ni
tie
s
to

im
pr
ov
e
th
e
sk
ill
s
an

d
em

pl
oy
m
en

tp
ro
sp
ec
ts
of

th
e
re
si
de

nt
po

pu
la
tio
n.

C
on

s
Pr
os
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G
re
at
er

ch
oi
ce

of
ac
ce
ss
ib
le
pr
im
ar
y
an

d
se
co
nd

ar
y
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ho

ol
s.

Pr
ov
id
es

lim
ite
d
su
pp

or
tf
or

ex
is
tin
g
se
rv
ic
es

in
ru
ra
la
re
as
.

G
re
at
er

ac
ce
ss

to
fu
rth

er
ed

uc
at
io
n.

P
rim

ar
y
an

d
se
co
nd

ar
y
sc
ho

ol
s
ac
ce
ss
ib
le
by

w
al
ki
ng

an
d
cy
cl
in
g.

C
lo
se

to
ex
is
tin
g
em

pl
oy
m
en

ta
re
as

pr
ov
id
in
g
po

te
nt
ia
lo
pp

or
tu
ni
tie
s
fo
ra

pp
re
nt
ic
es
hi
ps
,i
nt
er
ns
hi
ps

an
d
w
or
k
ex
pe

rie
nc
e.

5.
Im

pr
ov
e
th
e
sa
fe
ty
an

d
se
cu
rit
y
of

pe
op

le
an

d
pr
op

er
ty
.

C
on

s
Pr
os

La
rg
er

si
te
s
w
ou

ld
m
ak
e
it
ea

si
er

to
in
co
rp
or
at
e
de

si
gn

in
g
ou

tc
rim

e
pr
in
ci
pl
es
.

N
on

e
id
en

tif
ie
d.

Th
er
e
ar
e
no

m
aj
or

ha
za
rd

si
te
s
in
th
e
ar
ea

.

6.
A
ch
ie
ve

su
st
ai
na

bl
e
le
ve
ls
of

ec
on

om
ic
gr
ow

th
an

d
in
cr
ea

se
em

pl
oy
m
en

tl
ev
el
s
an

d
ac
ce
ss

to
su
st
ai
na

bl
e
an

d
hi
gh

qu
al
ity

em
pl
oy
m
en

to
pp

or
tu
ni
tie
s

C
on

s
Pr
os

P
ro
vi
de

s
lim

ite
d
su
pp

or
tf
or

ne
w
ec
on

om
ic
gr
ow

th
in
th
e

ru
ra
lp
ar
ts
of

th
e
di
st
ric
t.

C
lo
se

to
ex
is
tin
g
m
aj
or

em
pl
oy
m
en

ta
re
as
.W

ill
le
ad

to
gr
ea

te
rc

on
ce
nt
ra
tio
n
of

em
pl
oy
m
en

ti
n
th
e
m
ai
n
ur
ba

n
ar
ea

.
Lo

ca
tio
n
is
ca
pa

bl
e
of

de
liv
er
in
g
ne

w
em

pl
oy
m
en

td
ev
el
op

m
en

t.
W
ill
le
ad

to
gr
ea

te
rc

on
ce
nt
ra
tio
n
of

em
pl
oy
m
en

ti
n
th
e

m
ai
n
ur
ba

n
ar
ea

,l
es
s
ac
ce
ss
ib
le
to

th
os
e
liv
in
g
ou

ts
id
e

th
es
e
ar
ea

s.

O
pp

or
tu
ni
tie
s
to

ac
ce
ss

ex
is
tin
g
em

pl
oy
m
en

to
pp

or
tu
ni
tie
s
by

w
al
ki
ng

an
d
cy
cl
in
g.

G
re
at
er

po
te
nt
ia
lt
o
su
pp

or
tl
oc
al
bu

si
ne

ss
as

la
rg
er

nu
m
be

rs
ar
e
lo
ca
te
d
in
m
ai
n
ur
ba

n
ar
ea

s.
Im

pr
ov
ed

co
nn

ec
tiv
ity

to
ot
he

rb
us
in
es
s
m
ar
ke
ts
th
ro
ug

h
pr
ox
im
ity

to
ro
ad

/ra
il
ne

tw
or
k.

P
ot
en

tia
lt
o
in
cl
ud

e
em

pl
oy
m
en

ts
ite
s
at
tra

ct
iv
e
to

th
e
m
ar
ke
t.

A
bl
e
to

pr
ov
id
e
em

pl
oy
m
en

ts
ite
s
cl
os
el
y
lin
ke
d
to

re
si
de

nt
ia
la
re
as
.

P
ot
en

tia
lt
o
de

liv
er

ne
w
em

pl
oy
m
en

ts
pa

ce
to

fa
ci
lit
at
e
bu

si
ne

ss
ex
pa

ns
io
n.

7.
E
nc
ou

ra
ge

su
st
ai
na

bl
e
tra

ve
l.
P
ro
vi
de

de
ve
lo
pm

en
tw

hi
ch

re
du

ce
s
re
lia
nc
e
on

pr
iv
at
e
ve
hi
cl
es
,m

ax
im
is
in
g
ac
ce
ss

to
pu

bl
ic
tra

ns
po

rt
an

d
ac
tiv
e
tra

ve
lm

od
es
.

C
on

s
Pr
os

P
ot
en

tia
lt
o
in
cr
ea

se
ro
ad

co
ng

es
tio
n
in
an

d
ar
ou

nd
D
ar
lin
gt
on

.
G
oo

d
ac
ce
ss

to
a
ra
ng

e
of

lo
ca
lf
ac
ili
tie
s
by

w
al
ki
ng

an
d
cy
cl
in
g
as

w
el
la
s
ot
he

rs
us
ta
in
ab

le
m
od

es
of

tra
ve
l.

R
ed

uc
ed

ne
ed

to
tra

ve
ll
on

ge
rd

is
ta
nc
es

to
ac
ce
ss

se
rv
ic
es
.

Th
e
se
ve
ra
nc
e
ca
us
ed

by
ra
ilw

ay
lin
es

to
so
m
e
pa

rts
of

So
ut
h
D
ar
lin
gt
on

m
ay

re
du

ce
th
e
at
tra

ct
iv
en

es
s
of
w
al
ki
ng

,
cy
cl
in
g
an

d
pu

bl
ic
tra

ns
po

rt
as

ch
oi
ce
s
of

tra
ve
l.

P
ot
en

tia
lf
or

de
ve
lo
pm

en
tt
o
co
nt
rib

ut
e
to

in
ve
st
m
en

ti
n
sa
fe
rc

yc
lin
g
ro
ut
es

an
d
en

co
ur
ag

e
m
or
e
cy
cl
in
g.

Th
er
e
m
ay

be
sc
op

e
fo
ri
m
pr
ov
em

en
ts
to

pu
bl
ic
tra

ns
po

rt
th
at

w
ou

ld
en

co
ur
ag

e
m
or
e
su
st
ai
na

bl
e
tra

ve
l.

P
ot
en

tia
lt
o
co
nt
rib

ut
e
to

hi
gh

w
ay

ca
pa

ci
ty
im
pr
ov
em

en
ts
in
D
ar
lin
gt
on

.
S
up

po
rts

tra
ns
po

rt
im
pr
ov
em

en
ts
al
on

g
st
ra
te
gi
c
ro
ut
es
.

M
ay

le
ad

to
hi
gh

w
ay
/s
af
et
y/
pe

de
st
ria

n/
cy
cl
e
im
pr
ov
em

en
ts
.

8.
R
ed

uc
e
gr
ee

nh
ou

se
ga

s
em

is
si
on

s
an

d
in
cr
ea

se
th
e
bo

ro
ug

h’
s
re
si
lie
nc
e
to

cl
im
at
e
ch
an

ge
.

C
on

s
Pr
os

A
m
or
e
di
sp
er
se
d
pa

tte
rn

of
gr
ow

th
is
le
ss

lik
el
y
to
pr
ov
id
e

su
ffi
ci
en

tc
rit
ic
al
m
as
s
to

su
pp

or
tC

H
P.

G
re
at
er

po
te
nt
ia
lt
o
ad

op
tn

ew
m
or
e
su
st
ai
na

bl
e
co
ns
tru

ct
io
n
te
ch
ni
qu

es
.

E
as
ie
rt
o
in
co
rp
or
at
e
bu

ild
in
g
pr
ac
tic
es

an
d
m
at
er
ia
ls
th
at

re
du

ce
en

er
gy

us
e.

N
ew

de
ve
lo
pm

en
tw

ill
in
ev
ita
bl
y
in
cr
ea

se
gr
ee

nh
ou

se
ga

s
em

is
si
on

s.
La

rg
er

de
ve
lo
pm

en
ts
ite
s
m
ay

of
fe
ro

pp
or
tu
ni
tie
s
to

in
tro

du
ce

fa
ci
lit
ie
s
to

su
pp

or
tl
ow

ca
rb
on

fu
el
le
d
ve
hi
cl
es
.
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9.
M
ak
e
th
e
m
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te
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of
la
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so
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C
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is
lo
ca
tio
n
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re
at
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e
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er
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.

Le
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Le
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te
nt
ia
lt
o
re
-u
se

pr
ev
io
us
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d
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ra
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en
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ra
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Li
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.
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ra
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C
on

s
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P
ot
en
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lt
o
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ffi
c
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d
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d
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at
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D
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m
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e
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e
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th
e
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ra
te
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c
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ne
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w
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ou

ts
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in
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c
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ug

h
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se
ttl
em

en
t.

Li
ke
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to

le
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ea

se
d
lig
ht

po
llu
tio
n
in
ur
ba

n
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ea

s
M
or
e
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el
y
th
at
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lo
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en
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ill
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os
e
to

so
ur
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s
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no
is
e,

vi
br
at
io
n,
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ou

ra
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du

e
to
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11
.A

vo
id
an

d
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du
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od
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m
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w
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se
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G
en

er
al
ly
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s
at

ris
k
to

flo
od

in
g.

N
on

e
id
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tif
ie
d.

P
ot
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lt
o
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rp
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e
S
U
D
s.

12
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ro
te
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an

d
en
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e
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qu
al
ity

an
d
m
ak
e
ef
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.
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re
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po
te
nt
ia
lt
o
ne
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tiv
el
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y.
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at
er

po
te
nt
ia
lt
o
ad

op
tn
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ns
tru

ct
io
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.

Po
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lt
o
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ci
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at
e
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te
rm

od
al
sh
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to
le
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llu
tin
g
op

tio
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de
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lo
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en
te
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bl
es

gr
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te
ri
nv
es
tm

en
ti
n
al
te
rn
at
iv
es
.

P
ot
en

tia
ld
ev
el
op

m
en

ts
ite
s
ar
e
in
cl
os
e
pr
ox
im
ity

a
lo
ca
lly

de
si
gn

at
ed

na
tu
re
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er
va
tio
n
si
te
s.

N
ew

de
ve
lo
pm

en
ta

nd
as
so
ci
at
ed

ro
ad

in
fra

st
ru
ct
ur
e
is

lik
el
y
to

re
su
lt
in
an

in
cr
ea

se
in
ca
rb
on

em
is
si
on

s
du

e
to

an
in
cr
ea

se
in
ve
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cu
la
rm

ov
em

en
ts
.

13
.P

ro
te
ct
an

d
en

ha
nc
e
bi
od

iv
er
si
ty
an

d
ge

od
iv
er
si
ty
.

C
on

s
Pr
os

P
ot
en

tia
lt
o
pr
ov
id
e
go

od
ac
ce
ss

to
th
e
na

tu
ra
le
nv
iro

nm
en

t.
D
ev
el
op

m
en

tm
ay

pl
ac
e
re
cr
ea

tio
na

lp
re
ss
ur
e
on

,a
nd

ca
us
e
di
st
ur
ba

nc
e
to
,a
re
as

of
na

tu
re
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er
va
tio
n
in
te
re
st
.

P
ot
en

tia
lt
o
pr
ov
id
e
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ov
ed

ac
ce
ss

to
th
e
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un
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de
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.
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14
.P

ro
te
ct
an

d
en

ha
nc
e
gr
ee

n
in
fra

st
ru
ct
ur
e
of

al
lt
yp
es
.

C
on

s
Pr
os

D
ev
el
op

m
en

to
n
th
e
ed

ge
of

th
e
se
ttl
em

en
ts
ha

s
po

te
nt
ia
lt
o
im
pr
ov
e
ac
ce
ss
ib
le
gr
ee

n
in
fra

st
ru
ct
ur
e
to

al
lr
es
id
en

ts
.

D
is
pe

rs
ed

na
tu
re

of
si
te
s
av
ai
la
bl
e
pr
ov
id
es

le
ss

op
po

rtu
ni
ty
to

pr
ov
id
e
si
gn

ifi
ca
nt

im
pr
ov
em

en
ts
to

gr
ee

n
in
fra

st
ru
ct
ur
e
ne

tw
or
k
in
th
e
vi
lla
ge

.
P
ro
vi
de

s
an

op
po

rtu
ni
ty
to

im
pr
ov
e
th
e
qu

al
ity
,e

xt
en

ta
nd

ac
ce
ss
ib
ili
ty
of

gr
ee

n
in
fra

st
ru
ct
ur
e
in
an

d
ar
ou

nd
th
e

se
ttl
em

en
t.

15
.P

ro
te
ct
an

d
en

ha
nc
e
th
e
ch
ar
ac
te
ra

nd
qu

al
ity

of
D
ar
lin
gt
on

’s
la
nd

sc
ap

e.

C
on

s
Pr
os

E
xt
en

si
on

of
ex
is
tin
g
ur
ba

n
ar
ea

.
N
on

e
id
en

tif
ie
d.

P
ro
vi
de

s
an

op
po

rtu
ni
ty
to

re
de

fin
e
th
e
ed

ge
s
of

se
ttl
em

en
ts
to

im
pr
ov
e
in
te
gr
at
io
n
w
ith

th
e
co
un

try
si
de

.
G
en

er
al
ly
ar
ea

of
lo
w
er

la
nd

sc
ap

e
se
ns
iti
vi
ty
.

16
.C

on
se
rv
e
an

d
en

ha
nc
e
D
ar
lin
gt
on

’s
di
st
in
ct
iv
e
an

d
va
lu
ab

le
hi
st
or
ic
en

vi
ro
nm

en
t.

C
on

s
Pr
os

D
ev
el
op

m
en

ti
n
th
is
lo
ca
tio
n
w
ou

ld
m
ai
nt
ai
n
th
e
bo

ro
ug

hs
co
m
pa

ct
ur
ba

n
fo
rm

,w
el
lr
el
at
ed

to
th
e
ex
is
tin
g
ur
ba

n
ar
ea

.
N
on

e
id
en

tif
ie
d.

Le
ss

im
pa

ct
on

se
tti
ng

of
ru
ra
l/u
rb
an

C
on

se
rv
at
io
n
A
re
as
.

Le
ss

po
te
nt
ia
lf
or

im
pa

ct
s
on

th
e
hi
st
or
ic
en

vi
ro
nm

en
t.

St
ra
te
gi
c
D
ev
el
op

m
en

tO
pt
io
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d
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at
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at
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d
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at
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P
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ra
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ro
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ro
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at
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n
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D
ev
el
op

m
en

ti
n
th
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el
lr
el
at
ed

to
th
e
ex
is
tin
g
ur
ba

n
ar
ea

.
M
ay

of
fe
re

nc
ou

ra
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th
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ra
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D
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ra
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D
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at
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m
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m
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R
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re
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d
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at
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c
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ra
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ra
la
re
as
?(9

)

2.
P
ro
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at
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cl
ud

in
g
S
PA

/S
A
C
/S
S
S
I(1

1)
)?

7.
P
re
ve
nt
s
th
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ra
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ra
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?
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at
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d
th
ei
rs

et
tin
gs
?(1

3)

10
.M

in
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m
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at
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at
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ro
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ro
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os
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d
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ra
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at
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at
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ra
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m
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os
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APPENDIX F: SITE ASSESSMENT RATIONALE
For each development site option the Sustainability Objectives will be assessed against the following classification
of effect where appropriate to each decision making criteria:

DescriptionEffectSymbol

The policy/site contributes significantly to the achievement of the objective.Significant
positive effect

The proposed policy/site contributes to the achievement of the objective but not significantly.Positive effect

There is no clear relationship between the policy/site and the achievement of the objective or the
relationship is negligible.

No/Neutral
effect

The proposed policy/site detracts from the achievement of the objective but not significantly.Negative effect

The proposed policy/site detracts significantly from the achievement of the objective.Significant
negative effect

The proposed policy/site either has both a positive and negative relationship to the objective or the
relationship is dependant on the way in which the impact is managed/policy implemented.

Potential
positive and
negative effect

Insufficient information may be available to enable an assessment to be made.Uncertain
effect

Provides further details as to how the decision making criteria have been assessed.Purple text in the site
assessment rationale

Certain decision making criteria have been scoped out of the assessment of potential development
sites, but are still used in the assessment of policy and strategy options. Either the score given
would be common to all sites (and is not expected to have a significant environmental, social or

Orange text in the site
assessment rationale

economic impact) and would therefore not assist in comparing the relative sustainability of different
site options, or there is no meaningful rationale by which to assess the impact of sites on the decision
making criteria. In some cases, the criteria has be scoped out only from the assessment of sites
promoted for either residential or employment development.

The effect scored against each Sustainability Objective is then considered in terms of the following measures
of the extent of the possible effect:

Probability - the extent to which the effect is likely to happen.
Duration - the time during which the effect is expected to continue.
Frequency - the rate at which the effect is expected to occur.
Reversibility - the extent to which the effect is capable of being reversed.
Geographic extent - the area over which the effect is experienced.

The assessment against each of these measures is displayed in each site assessment option table using the
following symbols:

SymbolProbability

LLikely

-Uncertain

Darlington Borough Council
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SymbolProbability

UUnlikely

SymbolDuration

STShort term (0-5 years)

MTMedium Term (5-10 years)

LTLong term (10+ years)

SymbolFrequency

PPermanent

TTemporary

RRe-occurring

SymbolReversibility

RReversible

IIrreversible

SymbolGeographic extent

SBSite based

LALocal area

DWDistrict-wide

CBCross border
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North West Darlington

Picture 1 North West Darlington SA Site Options
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Site 1: Alderman Leach

Open space (disused playing
field)

Current Use1Site Reference

HousingProposed UseAlderman LeachSite Name

15Potential Housing Yield

n/aPotential Employment Yield0.2Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 400mPrimary school

Within 800mGP practice/hospitalWithin 1200mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 800mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Urban brownfield location with good
access to facilities. Existing footpath
and public transport links also good and

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

Cockerton Local centre within ahousing, and improve the
walkable distance. Able to provide an
element of affordable housing and
lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Able to provide an element of affordable
housing and help support existing local
community facilities. Community

LARPLTL+

2. Develop vibrant and
cohesive communities.

facilities in Cockerton accessible
including community hall, GP and
library. Also well served by public
transport.

Good access to open space including
West Park to the North. Heath facilities
of Cockerton are accessible.LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Nearest primary school has some
existing capacity. Higher education
within 2km and can be accessed via

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

good public transport links. Public
transport access to higher education
would require a change of service in
town.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is within 400m of a frequent bus
service. Access can be taken from
existing highway infrastructure via a
suitable junction arrangement.SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Brownfield site with limited likelihood of
contamination.SBRPLTL++9. Make the most efficient use

of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1. No
identified risk of flooding from surface
water.SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Moderate biodiversity interest related
to the site, potential impact of
development capable of mitigation. ASBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

TPO’d tree is present next to the
southwest corner of the site that should
be protected.

Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Overall this site is predicted to have positive social and environmental effects. It is well located in
relation to existing communities and services. Redevelopment of brownfield land is also encouraged.

Overall Predicted Effect:

Potential Mitigation: Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 3: Land South of Burtree Lane

Agricultural landCurrent Use3Site Reference

HousingProposed UseLand South of Burtree LaneSite Name

380Potential Housing Yield

n/aPotential Employment Yield17.02Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*1%0.01Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Within 800m of open space/playing
fields, employment area, secondary
school and a frequent bus service.

LARPLTL0

1. Provide a mixture of
affordable, well designed and
sustainably located new

Primary School provision is the nexthousing, and improve the
closest within 1600mwith other servicesstandard of existing housing,
more remote. Connectivity to publicespecially to provide for young

people, families and older
people.

transport reasonable but cycle and
footpath network is limited. Site offers
good opportunities to improve
connectivity across the site between
Whessoe Road and Burtree Lane.
Capable of providing a significant
amount of affordable housing and
lifetime homes.

Site is large enough to contribute to
affordable housing use but access to
services is limited.

LARPLTL+
2. Develop vibrant and
cohesive communities.
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Open space is accessible from the site.
Agricultural land will be lost however it
is not best and most versatile.LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Higher Education provision within 5km
of site. Frequent bus service within
800m but would require a change in the

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

town centre. Harrowgate Hill Primary is
the closest school but has no capacity
or space for expansion. St Bede’s RC
Primary School is a similar distance
from the site with capacity.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town or district centres.
Public transport links to North Road
Local Centre and Town Centre good.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is located between 400m and 800m
of a bus route providing a frequent
service.LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Development would result in the loss of
greenfield/agricultural land. Site
classified as grade 3 on Agricultural
Land Classification – Provisional.

SBRPLTL-

9. Make the most efficient use
of land and property.

There are a number of potential uses
which could cause amenity issues.
Primarily the railway line to the West

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

and employment area to the South.
There is also a large Electricity
Sub-station to the West of the site. All
can likely be mitigated through detailed
design.

Site is entirely within Flood Zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Much of the site is within an area of high
interest with regards to Great Crested
Newts. Drinkfield Local Nature Reserve

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

to the south of site. Woodland scrub and
two areas of wetland on site. Hedgerow
boundaries should be retained. Site
development could help create links
between adjacent green infrastructure
and the countryside.
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Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

Rural character from Burtree Lane but
fairly self-contained in wider landscape.
Both landscape and visual sensitivityLARPLTL++

15. Protect and enhance the
character and quality of
Darlington’s landscape.

are considered low for this site. There
is some opportunity for carefully sited
and designed residential development.

Close to S&DR route but separated by
the road. Potential to contribute towards
interpretation.

LARPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site poorly located in relation to existing services however is reasonably well connected to open space,
secondary school and public transport services. Site is large enough to provide new facilities to support
the needs of residents. The site should be capable of providing a significant amount of affordable

Overall Predicted Effect:

housing to help meet local needs and new green infrastructure. Railway line to theWest and employment
area to the South and large electricity sub-station to the West of the site. All may cause amenity issues
but can likely be mitigated through detailed design.

Potential Mitigation: Provide landscape screening on the northern boundary of the site.
Retain hedgerows where possible.
Incorporate appropriate measures to minimise the potential impact of the railway line and adjacent
employment uses on development
Provide protection to Great Crested Newts and mitigate potential impacts on Drinkfield Local
Nature Reserve.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 8: Berrymead Farm

Agricultural LandCurrent Use8Site Reference

HousingProposed UseBerrymead FarmSite Name

370Potential Housing Yield

n/aPotential Employment Yield21.24Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalWithin 1200mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 800mEmployment area

Within 1200mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Within close proximity to a frequent bus
service, employment area and open
space however access to wider services

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

more limited. Designated cycle route tohousing, and improve the
the East of the site linking Darlington tostandard of existing housing,
Newton Aycliffe employment areas.especially to provide for young

people, families and older
people.

Capable of providing a significant
amount of affordable housing and
lifetime homes.

Site will deliver affordable housing but
accessibility to other community
facilities is limited.

LARPLTL0
2. Develop vibrant and
cohesive communities.

Open space accessible within 800m
with ability to provide additional within
the site. Access to existing health

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. services limited, however, public

transport links are good. Possibility of
providing some allotment areas
depending on viability.
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Public transport access to higher
education (within 5km) would require a
change of service in town. The nearest

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

existing primary provision is Harrowgate
Hill Primary School is at capacity with
limited opportunity to expand. Land is
proposed to be reserved for a new
primary school on the site.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town or district centres.
Public transport links to North Road and
Town Centre good.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Key sustainable transport corridor to the
East. Connectivity of bus stops to
development will be key. Local access

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

can be provided between Burtree Laneprivate vehicles, maximising
access to public transport and
active travel modes.

and Beaumont Hill. Site development
will have some significant
transport/accessibility impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels. Will
require new access junctions from
existing adopted highway infrastructure
and link from Burtree Lane to A167 to
provide alternative traffic routing options
and some mitigation.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Greenfield site would result in the loss
of Grade 3 agricultural land.SBRPLTL-9. Make the most efficient use

of land and property.

A167 to the west could cause some
noise disturbance and may need
mitigation.

LARPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
White Horse wetland located to the
south east of the site.

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Beck running through site. Some
biodiversity interest on site but capable
of mitigation. Southern edge of siteLARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

alongside Burtree Lane is within an area
of interest with regards to Great Crested
Newts.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.
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Attractive and prominent landscape on
approach to Darlington from the North.
Development would impact on the

LARPLT-+

15. Protect and enhance the
character and quality of
Darlington’s landscape.

openness and countryside setting to the
town. The landscape on the northern
edge of Darlington (southern part of the
site) would be less sensitive to
development due to proximity to existing
settlement along the A167. Narrow
ribbon development along the A167
would affect the visual approach into
Darlington and should be avoided.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

LARPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site offers good existing access to public transport but is more remote from services The site should
be capable of providing a significant amount of affordable housing to help meet local needs and new
GI provision. Education provision will be improved through the provision of a site for a new primary

Overall Predicted Effect:

school. Loss of agricultural land that is of high landscape sensitivity would require appropriate mitigation.
Site development will have some significant transport/accessibility impacts, including
cumulative/widespread impacts that will require substantial new infrastructure to mitigate to acceptable
levels.

Potential Mitigation: Connections to existing cycle and footpath network.
Provide a site for new primary school provision.
Road link between Burtree Lane and Beaumont Hill.
New access junctions from existing adopted highway infrastructure.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 22: Land off Faverdale West (Housing)

Employment land/industrial
brownfield site

Current Use22Site Reference

HousingProposed UseLand off Faverdale WestSite Name

40Potential Housing Yield

n/aPotential Employment Yield1.92Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*5%0.28Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Within close proximity to open space,
employment area and a frequent bus
service. Local centre, primary school

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

and playing fields within the widerhousing, and improve the
vicinity. Cycle path network to the weststandard of existing housing,
of the site. Site should be large enough
to negotiate some affordable housing
on site.

especially to provide for young
people, families and older
people.

Site will deliver affordable housing and
accessibility to existing facilities is
reasonable.

LARPLTL+
2. Develop vibrant and
cohesive communities.

Site is well located in relation to access
to open space and PROW/cycle routes.
Access to healthcare facilities is more

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. remote but accessible by public

transport. The site would not be large
enough to provide new allotment
provision.
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Just outside the 2km accessibility to
higher education but existing
sustainable transport links are good with

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

direct access to higher education. West
Park Academy has limited capacity and
opportunity to expand even should
contributions be forthcoming.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use.
Development for housing would result
in the loss of land on a key employment
site.

SBRPLTL-

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Well located in relation to existing
sustainable transport. Bridleway and
green corridor to the West of the site.

LARPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Access can be taken from existingprivate vehicles, maximising
access to public transport and
active travel modes.

highway infrastructure via a suitable
junction arrangement. Transport
Statement will be required to fully
understand impact of development and
how this links into the existing
infrastructure.Works to pedestrian/cycle
routes required for access and
permeability and bus stop
improvements.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Brownfield site. Known contamination
issues on the site. Site development
would result in the remediation of
contaminated land.

SBRPLTL++

9. Make the most efficient use
of land and property.

Location within an existing employment
area likely to impact residential amenity
with disturbance from noise, light andLARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

odour a risk. May restrict future uses in
the employment area if residential uses
introduced.

Site is entirely within Flood Zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Wooded boundary along and within
sites western border. Mature oak trees
along northern site boundary should be

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

retained and protected. High quality
biodiversity on site, part of a wider
ecological network. Much of the site is
within an area of interest with regards
to Great Crested Newts. Neutral score
given on assumption that suggested
mitigation implemented, reducing to - -
if not part of proposal.
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Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Self-contained site. The site is located
within a settlements built up area.LARPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

TPO part historic landscape of hall, a
non-designated historic asset to north
of site. Positive score assumesLARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

development avoids northern portion of
site and landscape setting of TPO and
mature trees enhanced.

Site is well located in relation to existing sustainable transport links. Site could be accessed relatively
easily from existing highway infrastructure however further work to understand wider highway impacts
will be required. The site should be capable of providing an element of affordable housing to help meet

Overall Predicted Effect:

local needs. Development for housing would result in the loss of employment land that could have a
negative impact on economic activity, particularly if it leads to restrictions on surrounding uses.
Biodiversity interest on site would require mitigation. Brownfield site with known contamination. Site
development would result in the remediation of contaminated land.

Potential Mitigation: Northern halve of site should be retained as part of the offset green infrastructure provision.
Trees along sites northern boundary should be retained.
Retain and enhance green corridor along the sites western boundary.
Remediate contaminated land.
Works to pedestrian/cycle routes required for access and permeability and bus stop
improvements.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 22: Land off Faverdale West (Employment)

Employment land/industrial
brownfield site

Current Use22Site Reference

EmploymentProposed UseLand off Faverdale WestSite Name

n/aPotential Housing Yield

15,000 m2Potential Employment Yield1.92Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*5%0.28Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Good access to the
PROW and Cycle network.

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Site
would provide employment
opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Site is well located in relation to access
to open space and PROW/cycle routes.
Access to healthcare facilities is more

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. remote but accessible by public

transport. Brownfield site not large
enough to provide allotments as part of
development.
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Just outside the 2km accessibility to
higher education but existing
sustainable transport links are good withLARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

a direct service. Employment site that
has potential to create/support
vocational training.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site offers almost 2 ha of employment
land well served by public and
sustainable transport.LARPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Well located for employment uses with
good public and sustainable transport
links. Opportunity to provide multiple

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

points of access. Transport Assessmentprivate vehicles, maximising
access to public transport and
active travel modes.

will be required to fully understand
impact of development. Potential
mitigation required to A68 Faverdale
Roundabout. Works to pedestrian/cycle
routes also required for access and
permeability and bus stop
improvements.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.

Brownfield site. Dependent on
employment uses, known contamination
on site could be remediated but
replaced with new issues.

SBRPLTL+

9. Make the most efficient use
of land and property.

Existing employment area.
LARPLTL++

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Will depend on type of use on site.
Industrial uses will have more impact
than office.

LARPLT-0
12. Protect and enhance air
and water quality and make
efficient use of water.

Wooded boundary along and within
sites western border. Mature oak trees
along northern site boundary should be

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

retained and protected. High quality
biodiversity on site, part of a wider
ecological network. Much of the site is
within an area of interest with regards
to Great Crested Newts. Neutral score
given on assumption that suggested
mitigation implemented, reducing to - -
if not part of proposal.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.
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Self-contained site. The site is located
within a settlements built up area.LARPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

TPOs are part of the historic landscape
of former Faverdale Hall, a
non-designated historic asset to north

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

of site. Positive score assumes
development avoids northern portion of
site and landscape setting of TPO and
mature trees enhanced.

Site is well located in relation to existing sustainable transport links. Site could be accessed relatively
easily from existing highway infrastructure however further work to understand wider highway impacts
will be required. Biodiversity interest on site would require mitigation. Brownfield site with known
contamination. Site development would result in the remediation of contaminated land.

Overall Predicted Effect:

Potential Mitigation: Northern have of site should be retained as part of the offset GI provision.
Trees along sites northern boundary should be retained.
Retain and enhance green corridor along the sites western boundary.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Noise buffers to residential properties to the West dependent on type of use proposed.
Remediate contaminated land.
Potential mitigation required to A68 Faverdale Roundabout.
Works to pedestrian/cycle routes also required for access and permeability and bus stop
improvements.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 26: Former Corus Site, Whessoe Road

Brownfield landCurrent Use26Site Reference

HousingProposed UseFormer Corus Site, Whessoe
Road

Site Name

250Potential Housing Yield

n/aPotential Employment Yield7.26Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1600mTrain stationWithin 400mPrimary school

Within 1200mGP practice/hospitalWithin 800mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Located in close proximity to Open
Space, Playing Fields, education and
employment. Well served by public

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

transport. Limited cycle routes but sitehousing, and improve the
could improve connectivity althoughstandard of existing housing,
East Coast Mainline to the Westespecially to provide for young

people, families and older
people.

provides a major barrier. Capable of
providing a significant amount of
affordable housing and lifetime homes.

Distance from a Local Centre proves
restrictive. Public and sustainable
transport access is good.

LARPLTL+
2. Develop vibrant and
cohesive communities.

Adjacent to North Park which will
encourage physical activity but access
but lack of healthcare facilities within
the vicinity. Public transport access will
assist.

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Half of the site within 2km of Higher
Education provision. The nearest
existing primary provision is Harrowgate
Hill Primary School is at capacity with
limited opportunity to expand.

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site is not close to a town or local centre
but is large enough to provide a new
local centre at an appropriate scale toSBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

serve the needs of the development.
Site promoted purely for
non-employment/commercial use.

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site development will have someprivate vehicles, maximising
access to public transport and
active travel modes.

significant transport/accessibility
impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.
Potential localised impact at Whessoe
Road/Otley Terrace mini roundabout
which could be difficult to mitigate.
Impacts also at A167/Whessoe Road
signalised junction, Longfield
Road/North Road junction and
Thompson Street/North Road junction.
Potential wider impact also felt which
would be reviewed as part of
assessment work. Works to
pedestrian/cycle routes also required
for access and permeability and bus
stop improvements.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Brownfield site likely to have significant
contamination requiring remediation.SBRPLTL++9. Make the most efficient use

of land and property.

Railway line immediately to the West
will cause noise and potentially vibration
requiring mitigation.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Potential for protected species on site
(such as bats and breeding birds). Most
of the site is within an area of

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

high/medium interest with regards to
Great Crested Newts. Site development
could help to create a green corridor
alongside the rail line.
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Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development would need to retain a
buffer to line of Stockton and Darlington
railway providing access, landscaping

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

and interpretation. Boundary walls along
Whessoe Road should be retained.
Retention of club building on corner of
Elmtree Street and Wessoe Road.
Consideration should be given to the
retention of any non-designated
heritage structures that rea identified on
site related to the railway line (including
boundary walls and railway structures).

Substantial brownfield site which has previously had permission for housing. Site is close to an existing
bus route offering access to a range of services. The site should be capable of providing a significant
amount of affordable housing to help meet local needs. Likely issues in terms of remediating
contaminated land and mitigating noise from the railway line. Education capacity in this area is limited.

Overall Predicted Effect:

Potential Mitigation: Incorporate appropriate measures to minimise the potential impact of noise and vibration from
the railway line to the West.
Retain a buffer to the S&DR railway line providing access, landscaping and interpretation.
Likely significant contamination on site requiring remediation.
Highway mitigation works likely to be required.
Works to pedestrian/cycle routes also required for access and permeability and bus stop
improvements.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 44: North of Black Path, Faverdale

Brownfield land/employment useCurrent Use44Site Reference

EmploymentProposed UseNorth of Black Path, FaverdaleSite Name

n/aPotential Housing Yield

8,000 m2Potential Employment Yield3.76Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.02Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*42%1.60Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Access to PROW and
cycle network is good.

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site would provide employment
opportunities. Site has reasonable
access to local community and cultural
facilities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Site is well located in relation to open
space, and sustainable transport which
could encourage a healthier lifestyleLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. even for employment use. Brownfield

site not large enough to provide
allotments as part of development.
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Within 2km of higher education
provision with good access to public
transport and direct public transport
links. Employment site that has potential
to create/support vocational training.

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site greater than 2 ha and well located
in relation to highway infrastructure and
existing employment. Unlikely to

LARPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

contribute directly to supporting the
town centre but may have marginal
benefits to nearest local centres of
Cockerton and West Park.

Located within close proximity to a
frequent bus service. Access can be
taken from existing highway

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

infrastructure via a suitable junctionprivate vehicles, maximising
access to public transport and
active travel modes.

arrangement. Transport Assessment
will be required to fully understand
impact of development.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site is large enough that it should
support energy efficient development
and vehicle charge points.

Site is largely cleared but may have
some contamination requiring
remediation. Would result in the loss of
some open space.

SBRPLTL+

9. Make the most efficient use
of land and property.

No obvious source of pollution other
than existing employment uses. Would
keep such uses more contained.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is within flood zone 1 (although
there is some flood zone 2/3 abutting
the South West boundary which may
need consideration.

LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Potential discharge to the watercourse
in this area may also require mitigation
but unlikely to be effected dependent
on proposed use.

LARPLT-0

12. Protect and enhance air
and water quality and make
efficient use of water.

Site should be looked at in conjunction
with adjacent site to the north, with
green infrastructure and biodiversity

SBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

offset on site to the north (Site ref 22).
Trees and amenity space along
southern boundary of site should be
retained and enhanced. North east edge
of site is within an area of interest with
regards to Great Crested Newts.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.
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The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

This site has a number of positive environmental, social and economic benefits for employment uses.
It is well located in relation to the existing public transport network and wider links to the strategic
highway network. Brownfield site.

Overall Predicted Effect:

Potential Mitigation: Potential mitigation required to A68 Faverdale Roundabout.
Works to pedestrian/cycle routes also required for access and permeability and bus stop
improvements.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 49: Berrymead Farm, Phase 2

Agricultural landCurrent Use49Site Reference

HousingProposed UseBerrymead Farm, Phase 2Site Name

514Potential Housing Yield

N/APotential Employment Yield21.0Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalWithin 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1200mOpen spaceWithin 1200mEmployment area

Within 1600mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not currently well served by
services and facilities but is capable of
providing a range of local services and

DWIPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

facilities to meet the needs of residentshousing, and improve the
as part of development. Well connectedstandard of existing housing,
to existing footpaths, cycle routes andespecially to provide for young

people, families and older
people.

public transport and provides the
opportunity to create new
routes/services strengthening
connections with surrounding areas.
Capable of providing a significant
amount of affordable housing and
lifetime homes.

Site is not close to key community and
cultural facilities. Able to provide an
element of affordable housing and help
support existing local community
facilities.

LARPLTL0

2. Develop vibrant and
cohesive communities.
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Site has good access to PROW/cycle
network and is large enough to
accommodate significant new green

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. infrastructure provision. Closest GP

practice is situated some distance from
the site. Greenfield site not large
enough to provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). Within 5km of a higher
education establishment. Large site that
has the potential to create/support
vocational training. There is currently
no spare capacity at the local primary
school and the school building/site has
no capacity for expansion. Large site
that has the potential to create/support
vocational training through the
construction and marketing process.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL+5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre or
adjacent to an existing employment
area.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site is large enough to potentiallyprivate vehicles, maximising
access to public transport and
active travel modes.

provide new facilities on site to serve
the needs of the development reducing
the need to travel. Site development will
have some significant
transport/accessibility impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL- -

9. Make the most efficient use
of land and property.

Site lies adjacent to the A167 but there
is scope to mitigate.LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodate

LARPLTL+/-
12. Protect and enhance air
and water quality and make
efficient use of water.
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additional tree planting and open space.
A watercourse crosses the southern
corner of the site.

Site development must mitigate for
impacts of hedgerows/mature trees and
any loss of semi-natural grassland.

LARPLT-0
13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

High landscape sensitivity but with
some capacity to accept change with
appropriate mitigation.

LARPLT--
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Unlikely to affect immediate setting of
Grade II Listed stable and cart shed at
High Beaumont Hill Farm to the north

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

of the site but located within its wider
rural setting. Survey of any traditional
agricultural structures on site to
determine whether they should be
registered as non-designated assets.

Whilst somewhat remote from services and facilities the site has good access into Darlington by way
of public transport, walking and cycling. Site is large enough to provide a significant element of affordable
housing and lifetime homes. There is currently no capacity at the local primary school but land has
been reserved for a new primary school as part of planning permission on land to the south of the site,
along with areas of public open space.

Overall Predicted Effect:

Potential Mitigation: Retain and enhance existing trees and hedgerows where possible.
Consider need to provide facilities to catering for the day to day needs of residents.
Incorporate appropriate measures to minimise the potential impact of noise from the A167.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 92: Percy Road/Longfield Road

Employment/commercial useCurrent Use92Site Reference

HousingProposed UsePercy Road/Longfield RoadSite Name

5Potential Housing Yield

n/aPotential Employment Yield0.14Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 400mPrimary school

Within 1200mGP practice/hospitalWithin 400mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site well located in relation to education
facilities, open space and public
transport. Existing cycle routes to the

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

South of the site would offer goodhousing, and improve the
connectivity to town centre andstandard of existing housing,
employment areas. Small brownfield
site unlikely to be able to contribute to
affordable housing.

especially to provide for young
people, families and older
people.

Well located to key facilities apart from
district/local centre.LARPLTL02. Develop vibrant and

cohesive communities.

Site is well located in relation to open
space and public transport but more
distant from health facilities. Not large
enough to contribute to new provision.

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Harrowgate Hill Primary located very
close to the site (within 100m). However
is at capacity with no opportunity forSBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

expansion. Access to Higher Education
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limited is over 2km from the nearest
provision and access via public
transport is limited.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town or district centres.
Public transport links to Town Centre
good.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Access can be taken from existingprivate vehicles, maximising
access to public transport and
active travel modes.

highway infrastructure via a suitable
junction arrangement. No traffic
generation issues.

Site not large enough to make
significant contribution to low carbon
development.CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Brownfield site which may have some
contamination requiring remediation.SBRPLTL++9. Make the most efficient use

of land and property.

Existing industrial/commercial uses to
the North could have detrimental impact
on amenity. Proximity will make
mitigation difficult.

SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is within flood zone 1

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

On the edge of a Great Crested Newt
zone of consideration.SBRPLTL013. Protect and enhance

biodiversity and geodiversity.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Close to Grade II Listed Honey Pot
House but development would be
unlikely to affect its setting.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Brownfield site currently used for employment. Reasonably well located to existing services and public
transport. May have negative impacts on existing employment uses.

Overall Predicted Effect:

Potential Mitigation: Works to pedestrian routes required for access and permeability.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 109: East of Whessoe House, Burtree Lane

Agricultural/residential/farm
buildings

Current Use109Site Reference

HousingProposed UseEast of Whessoe House, Burtree
Lane

Site Name

347Potential Housing Yield

n/aPotential Employment Yield9.9Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Beyond 1600mGP practice/hospitalWithin 1200mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site is located in close proximity to
employment areas, and open space.
Access to primary education, health and

LARPLTL0

1. Provide a mixture of
affordable, well designed and
sustainably located new

local/retail centres is restricted. Accesshousing, and improve the
to the cycle network is also limited withstandard of existing housing,
little opportunity to improve significantly.especially to provide for young

people, families and older
people.

Capable of providing a significant
amount of affordable housing and
lifetime homes.

Site is large enough to contribute to
affordable housing use but access to
services is limited.

LARPLTL+
2. Develop vibrant and
cohesive communities.

Open space is accessible from the site.
Agricultural land will be lost however it
is not best and most versatile.LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Harrowgate Hill Primary is the closest
school but has no capacity or space for
expansion. St Bede’s RC Primary

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

School is a similar distance from the site
with capacity. Within 5km of higher
education but with no direct access via
public transport.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town or district centres.
Public transport links to North Road
Local Centre and Town Centre good.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and jobLARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Access can be taken from
existing highway infrastructure via a
suitable junction arrangement.

private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Development would result in the loss of
greenfield/agricultural land. Existing
dwellings would need to be
accommodated within the design or
replaced.

SBRPLTL0

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Western and northern edge of site
should be used to provide substantial
woodland screening to site. Southern
part of site within an area of interest with
regards to Great Crested Newts.

LARPLT-+

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

Site prominent in landscape. If
developed as stand-alone site this site
would be inappropriate to landscape

LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

setting. Development would have to be
part of larger strategic development.
Western and northern edge of sites
should be used to provide substantial
woodland screening.
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Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site is reasonably well located in relation to existing public transport provision however it is remote
from existing services. The site should be capable of providing a significant amount of affordable
housing to help meet local needs. Site will have a high landscape impact which will be difficult to
mitigate. Education capacity is also currently limited but would be improved if a new school is provided
as part of the development at Berrymede Farm.

Overall Predicted Effect:

Potential Mitigation: Western and northern edge of sites should be used to provide substantial woodland screening
to site.
Works to pedestrian/cycle routes required for access and permeability and potential bus stop
improvements.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).

Darlington Borough Council

341Sustainability Appraisal - Publication August 2020

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Site 185: Greater Faverdale Masterplan Area

Agriculture/farm buildingsCurrent Use185Site Reference

Mixed useProposed UseGreater Faverdale Masterplan
Area

Site Name

2,000Potential Housing Yield

200,000 m2Potential Employment Yield178.48Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

15 TPO’d trees on siteTree Preservation Order2%2.94Flood Zone 2

0%0.00Ancient Woodland2%4.05Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1458.41Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1200mOpen spaceWithin 400mEmployment area

Within 1600mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Large mixed use site capable of
providing improved connectivity,
appropriate services and affordable

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

housing. PROWacross site which couldhousing, and improve the
be utilised and expanded upon. Nearbystandard of existing housing,
cycle routes could also be enhanced.especially to provide for young

people, families and older
people.

Capable of providing a significant
amount of affordable housing and
lifetime homes.

Large mixed use site located adjacent
to existing employment area with
facilities to create a new community.
Site would provide employment
opportunities.

LARPLTL++

2. Develop vibrant and
cohesive communities.

Site is adequately served with access
to Faverdale Whin Fox Covert Local
Nature Reserve, PROW/Cycle NetworkLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. and is large enough to offer further

improvement. Site will result in the loss
of Grade 3 (Provisional Land
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Classification) agricultural land.
However, it is a large enough site that
could support the provision of allotments
to generate local food production.

Access to higher education limited
although a development of this size
would likely result in a re-routing of bus

DWRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

services. The nearest Primary School,
West Park Academy, currently has
limited capacity and limited options for
expansion. New provision in the north
west area will likely be required. Large
mixed use site that has potential to
create/support vocational training.

Site is located within one of the least
deprived areas in the borough and at
no significant risk of major hazard
zones.

SBRPLTL+

5. Improve the safety and
security of people and property.

Large mixed use site would replace
some former employment land with
residential however this is compensated

DWRPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

by a larger overall site than previously
allocated. Nearest district centre at
West Park is too far to be easily
accessible on foot but public transport
links to other centres and the Town
Centre good and could likely be
improved with a development of this
size.

Site is large enough to potentially
contribute towards a new/extended bus
service, and to provide new facilities on

DWRPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

site to serve the needs of theprivate vehicles, maximising
access to public transport and
active travel modes.

development. Limited development can
be enabled from the existing highway
network however the site is currently
undergoing modelling work to ascertain
levels of achievable development and
potential mitigation which may include
new highway linkages fromRotaryWay
to Burtree Lane and further afield.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Large enough site to support provision
of vehicle charging points.

Approximately 22% of the site is grade
3a and 1.3% Grade 2 Agricultural LandSBRPLTL-9. Make the most efficient use

of land and property.

There are a number of potential sources
of pollution within close proximity and
adjacent to the site but there is scopeLARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

for mitigation. New employment used
proposed as part of mixed use
development.

Small percentage of site within flood
zones 2 and 3 but mitigation should be
achievable. No significant risk ofLARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.
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flooding from surface water, but site
layout and design should consider
potential implications of flooding.

Minor watercourse running across the
site North to South that will require
mitigation to avoid contamination.

LARPLT-+/-
12. Protect and enhance air
and water quality and make
efficient use of water.

Potential for a significant impact on
biodiversity, including Great Crested
Newts, low land farming birds and bats.

LARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

Substantial mitigation required, but
possible if included as an integral part
of a comprehensive masterplanning
approach to the sites development. The
Council’s Green Infrastructure Strategy
includes a proposed local GI corridor
crossing the site.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

LARPLT-+

14. Protect and enhance green
infrastructure of all types.

The landscape setting of the site has
already eroded by route of A1(M) and
employment development to south. Not

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

widely visible from the settlement, but
does include high ground seen from
longer views. The western edge is
visible in the approach to Darlington
from the north-west. Burtree Lane would
require enhancement to form a robust
boundary. Site considered to be of
high-medium landscape and visual
sensitivity. Development has the
potential to overwhelm the rural
character of this area, and could be
highly visible due to its elevated nature.

East boundary of site adjacent to the
SDR – Layout should provide a buffer
with cycle/pedestrian route, landscaping

LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

and interpretation. Section of route will
be in the Heritage Action Zone
boundary. Grade II Listed Manor House
ruins and wall within site. Layout should
be informed by a Setting
Assessment/Heritage Impact
Assessment to ensure that harm to the
setting of the listed structures are
appropriately mitigated. Within an area
of high archaeological potential.

Offers poor access to existing services however a strategic development of this size would be expected
to provide its own new services. Site has limited access to the cycle network and connectivity to public
transport is currently poor. However, a development of this size would be expected to provide new

Overall Predicted Effect:

routes including public transport routes. The site should be capable of providing a significant amount
of affordable housing to help meet local needs along with new employment opportunities as part of a
mixed use development. Will have significant environmental and landscape impacts owing to its size.
The development site is large enough to deliver strategic and accessible GI and associated
improvements to connectivity.

Potential Mitigation: Site would need to bemasterplanned and would require extensive engagement with infrastructure
and service providers to ensure new development was fully supported.
Public transport integration with improved links to town and district centres.
Connectivity to cycle and PROW network in need of improvement.
Consider the measures recommended by the Heritage Impact Assessment to avoid and/or
mitigate harm on the historic environment.
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Layout needs to be informed by a setting assessment of historic assets.
Significant mitigation required mitigate for impacts on biodiversity.
Provide new highway links across the site.
New community facilities required including education, neighbourhood centre, health and
significant GI/recreation.
Incorporate appropriate measures to minimise the potential impact of light/noise/vibration/odour
generated by activities on the site, adjacent employment uses, the railway line and the A1(M).
Provide a suitable buffer to the A1(M) and railway line.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 252: Land at High Beaumont Farm

Agricultural landCurrent Use252Site Reference

HousingProposed UseLand at High Beaumont FarmSite Name

1,300Potential Housing Yield

n/aPotential Employment Yield65.24Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.02Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1036.80Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1600mOpen spaceWithin 1200mEmployment area

Beyond 1600mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Remote from most existing services.
Well located in relation to access to the
key A167 public transport corridor.

DWIPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

Capable of providing a significant
amount of affordable housing and
lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is large enough to support provision
of new community facilities or contribute
to delivery of new community
infrastructure on adjoining sites.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is a long
distance from the nearest GP practice.LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Greenfield site may be large enough to

provide allotments as part of
development.
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Public transport access to higher
education (within 5km) would require a
change of service in town. The nearest

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

existing primary provision is Harrowgate
Hill Primary School is at capacity with
limited opportunity to expand. The
reservation of a school site on the
Beaumont Hill site (site ref 288) could
provide a long term solution. Large site
that has the potential to create/support
vocational training through the
construction and marketing process.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town or district centres.
Public transport links to North Road
Local Centre and Town Centre good.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

DWRPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site is large enough to potentiallyprivate vehicles, maximising
access to public transport and
active travel modes.

provide new facilities on site to serve
the needs of the development reducing
the need to travel. Site development will
have some significant
transport/accessibility impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels. Link
road between A167 and Burtree Lane
is likely required.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Large enough
site to support provision of vehicle
charging points.

Site is unlikely to contain contaminated
land.

SBRPLTL-

9. Make the most efficient use
of land and property.

Entire site is greenfield land. All of the
site is Grade 3 agricultural land (ALC -
provisional).

A167 to the east and railway line to the
west could cause some noise
disturbance and may need mitigation.

LARPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
White Horse wetland, a proposed Local
Wildlife Site, is located to the south east
of the site.

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.
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Close proximity to Site of Special
Scientific Interest (Redcar Field). Site
contains a number of mature trees and
hedgerow field boundaries (bats/harvest
mouse).

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

LARPLTL+

14. Protect and enhance green
infrastructure of all types.

High landscape sensitivity with little
capacity for change.LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Contains Grade II Listed stable and cart
shed at High Beaumont Hill Farm.
Significantly altering the setting ofLARPLT-- -

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

traditional rural farmstead. Likely to
have curtilage listed structures. Difficult
to mitigate.

Greenfield site that is currently significantly detached from the main urban area. Links to public transport
could be improved through the provision of new bus stops on the A167, however access to local services
is poor. Development would have significant landscape impacts and would significantly affect the setting
of the listed High Beaumont Hill Farm. This site would likely need to deliver a highway link between
the A167 and Burtree Lane.

Overall Predicted Effect:

Potential Mitigation: Provide a link road between the A167 and Burtree Lane.
Development must protect and enhance the natural and built heritage assets on the site and
those in its vicinity.
Provide additional bus stops on A167.
Incorporate appropriate measures to minimise the potential impact of noise from the A167 and
railway line.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 342: Faverdale East

Agriculture/employment/road
infrastructure

Current Use342Site Reference

EmploymentProposed UseFaverdale EastSite Name

n/aPotential Housing Yield

105,000 m2Potential Employment Yield65.87Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

4 TPO’d trees on siteTree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*3%2.16Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Existing PROWand cycle
network access is reasonable but there
are some opportunities to improve in
conjunction with site 185.LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is located close to Open
Space/Playing Field but more remote
from other services. Site would provide
employment opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

FaverdaleWhin Fox Covert open space
located in the centre of the site. Cycle
path connections already provided onLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. access roads. Brownfield site not

suitable to providing allotments as part
of development.
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Located within 5 km of higher education
with a frequent bus service within 800m
that provides direct access to higherDWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education. Employment site that has
potential to create/support vocational
training.

Located in one of the 20% least
deprived wards and not effected by any
major industrial hazard sites.

SBRPLTL+
5. Improve the safety and
security of people and property.

Large employment site within 800m of
a frequent bus service. Will have limited
direct benefit to town centre and nearest
local centres.

DWRPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site located within 800m of a frequent
bus service. Site development will have
some significant transport/accessibility

DWRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

impacts, includingprivate vehicles, maximising
access to public transport and
active travel modes.

cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Large enough site to support provision
of vehicle charging points.

Industrial and commercial uses may
result in contamination. Most of the site
is currently greenfield with 33% of the
site is Grade 3a agricultural land and
3% Grade 2.

SBRPLTL0

9. Make the most efficient use
of land and property.

Railway line immediately to the East of
the site may create noise and/or
vibration issues for certain uses which
could likely be mitigated. Part of existing
employment area.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is wholly within flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Large site which could have impact
upon air quality dependent on end uses.
Is not identified as being vulnerable to

LARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

groundwater contamination. The
Whinnies Local Nature Reserve will
require consideration to mitigate
potential impacts.

Potential for a significant impact on
biodiversity, including Great Crested
Newts, low land farming birds and bats.
Substantial mitigation is required but
possible.

LARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

Green corridor to be provided on site
alongside railway line.LARPLTL+14. Protect and enhance green

infrastructure of all types.
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The site is located within a settlements
built up area.LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

East boundary of site adjacent to the
SDR – Layout should provide a buffer
with cycle/pedestrian route, landscaping

LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

and interpretation. Section of route will
be in the Heritage Action Zone
boundary. Part of the site is within an
area of high archaeological potential.

Existing employment site with potential access from a number of locations of the existing highway. Has
generally positive environmental and economic benefits but does have the potential to impact upon
the Whinnies Local Nature Reserve located centrally within the site. Mitigation should be achievable
in a site of this size.

Overall Predicted Effect:

Potential Mitigation: Provide a green corridor alongside the railway line.
Incorporate appropriate measures to minimise the potential impact of noise and vibration from
the railway line, and those generated by potential new activities on the site.
Careful consideration of the sites impact on nature conservation interests including TheWhinnies
Local Nature Reserve, with appropriate mitigation provided.
Highway mitigation to be informed by modelling work.
An archaeological evaluation of the site may be required prior to development.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour Provide
for the infrastructure needs of the development (including utilities, highways, community facilities
and open space).
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Site 343: Faverdale Industrial Estate

EmploymentCurrent Use343Site Reference

EmploymentProposed UseFaverdale Industrial EstateSite Name

n/aPotential Housing Yield

6,000 m2Potential Employment Yield60.32Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%68 TPO’d trees & 1
group TPO

Tree Preservation Order0%0.02Flood Zone 2

0%0.00Ancient Woodland0%0.01Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*6%3.44Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1600mGP practice/hospitalWithin 1200mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Cycle path network
present to the west of the site with

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

PROW to the north and south. Currenthousing, and improve the
connections to these routes is relatively
poor but there is potential for
improvement.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is located close to Open
Space/Playing Field but more remote
from other services. Site would provide
employment opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Existing employment area well served
with open space, public transport and
cycle paths. Location in relation toLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. health services limited. Brownfield site

not suitable to providing allotments as
part of development.
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Large site the southern extent of which
is within 2km of higher education
provision. Public transport connectivityDWRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

is good with direct access. Employment
site that has potential to create/support
vocational training.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site offers 60 ha of employment land
well served by public and sustainable
transport.DWRPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Well located for employment uses with
good public and sustainable transport
links. Opportunity to provide multiple
points of access.DWRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Large enough site to support provision
of vehicle charging points.

Site is largely brownfield but dependent
on uses any contamination could be
remediated but replaced with newSBRPLTL+

9. Make the most efficient use
of land and property.

issues. A large proportion of the site is
Grade 3 agricultural land (ALC -
provisional).

Part of existing employment area.
LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Will depend on type of use on site.
Industrial uses will have more impact
than office. Brinkburn Nature Reserve
located to the South West of the site.

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Significant number of TPO trees on
northern half of site. Development would
result in the loss of grassland areas thatLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

would be difficult to mitigate for. High
level of Great Crested Newt interest on
the site.

Wooded boundary along sites western
border and in northern part of site (most
of which are covered by TPOs). Mature

LARPLTL+

14. Protect and enhance green
infrastructure of all types.

trees on the site should be retained and
protected. High quality brownfield
biodiversity on parts of site that form
part of a wider ecological network.
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These areas should be retained and
enhanced as part of any future
development on the site.

The site is located within a settlements
built up area.LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Needs to respect the setting of
Faverdale Hall, a non-designated
heritage asset located in northwest

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

corner of the site. TPOs are part of the
historic landscape of former Faverdale
Hall, a non-designated historic asset to
north of site. Positive score assumes
development avoids northern portion of
site and landscape setting of TPO and
mature trees enhanced. Part of the site
is within an area of high archaeological
potential.

Existing employment site that is well located for links to public transport and readily accessible by
highway links. Would have minimal wider environmental impacts provided appropriate mitigation in
included as part of development. There are a number of TPO’s within the site that would require
protection.

Overall Predicted Effect:

Potential Mitigation: Potential mitigation required to A68 Faverdale Roundabout.
Works to pedestrian/cycle routes also required for access and permeability and bus stop
improvements.
Investigation and remediation of potentially contaminated land.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 345: Drinkfield Industrial Estate

EmploymentCurrent Use345Site Reference

EmploymentProposed UseDrinkfield Industrial EstateSite Name

n/aPotential Housing Yield

2,000 m2Potential Employment Yield17.0Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

13%2.25Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*2%0.27Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Access to PROW and
cycle network is currently limited but

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

development would provide thehousing, and improve the
opportunity to create new
routes/services strengthening
connections with surrounding areas.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is located close to Open
Space/Playing Field but more remote
from other services. Site would provide
employment opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Access to open space/nature
conservation could have positive health
benefits. No PROW or cycle pathsLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. within the vicinity. Site is large enough

to accommodate significant new green
infrastructure provision. Site is a long
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distance from the nearest GP practice.
Brownfield site not suitable to providing
allotments as part of development.

Located within 5 km of higher education
however has poor access to public
transport with no direct service to higherLARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education provision. Employment site
that has potential to create/support
vocational training.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Large employment site within 800m of
a frequent bus service. Will have limited
direct benefit to town centre and nearest
local centres.

LARPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site has poor access to public transport
services. Access can be taken from
existing highway infrastructure via

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

suitable junction arrangements.private vehicles, maximising
access to public transport and
active travel modes.

Transport Statement will be required to
fully understand impact of development
and how this links into the existing
infrastructure.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Large enough site to support provision
of vehicle charging points.

The majority of the site is classified as
urban (Post 1988 - ALC). Site
development could result in theSBRPLTL+

9. Make the most efficient use
of land and property.

remediation of potentially contaminated
land at the former Whessoe Road
landfill site.

Bishop line immediately to the West of
the site may create some noise and/or
vibration issues for certain uses which
could likely be mitigated. Part of existing
employment area.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is wholly within flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

May have some impact on air quality
dependent on final uses. Not close to a
watercourse and not identified as beingLARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

vulnerable to groundwater
contamination. Landfill may need
remediation.

Site is within an area of high interest
with regards to Great Crested Newts.
Drinkfield Local Nature Reserve isLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

located to the south of the site.
Woodland scrub and two areas of
wetland on site. Hedgerow boundaries
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should be retained. Site development
could help to enhance links between
existing wildlife friendly areas and the
countryside.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Rural character from Burtree Lane but
fairly self-contained in wider landscape.LARPLT-+/-

15. Protect and enhance the
character and quality of
Darlington’s landscape.

West boundary of site adjacent to the
S&DR – Layout should provide a buffer
with cycle/pedestrian route, landscapingLARPLTL-

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

and interpretation. Section of route will
be in the Heritage Action Zone
boundary.

Existing employment site that is poorly located in relation to services but has adequate access to public
transport with a frequent service within 800m.Would haveminimal wider environmental impacts although
impacts on Drinkfield Marsh and protected species would require further consideration.

Overall Predicted Effect:

Potential Mitigation: Works to pedestrian/cycle routes also required for access and permeability.
Provide protection to Great Crested Newts and potential impact on Drinkfield Marsh Local Nature
Reserve may need mitigation.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site and from the railway line.
A site specific Flood Risk Assessment may be required.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 390: West Park Garden Village – North (Housing)

Agriculture/farm buildingsCurrent Use390Site Reference

HousingProposed UseWest Park Garden Village - NorthSite Name

150Potential Housing Yield

n/aPotential Employment Yield5.54Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1200mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site within close proximity to public
transport route however nearest bus
stop is around 700m away.

LARPLTL0

1. Provide a mixture of
affordable, well designed and
sustainably located new

Opportunities limited to improve accesshousing, and improve the
until remainder of West Park Gardenstandard of existing housing,
Village is developed. Access toespecially to provide for young

people, families and older
people.

Employment and Local Centre good but
would require creation of safe access.
Site is not well served by PROW or
Cycle Network but this could be
improved in conjunction with the wider
West Park Garden Village proposal.
Capable of providing a significant
amount of affordable housing and
lifetime homes.

Able to provide an element of affordable
housing .Site is accessible to a limited
range of community facilities.

LARPLTL0
2. Develop vibrant and
cohesive communities.
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Access to existing open space and
health care provision limited.LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Site is within 5km of a higher education
facility but would require improved
connectivity to public transport. TheSBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

nearest Primary School is West Park
Academy has some limited capacity but
few options to expand.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not adjacent to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is located within 400m of a frequent
bus service however getting access and
a safe bus stop may prove difficult soLARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

close to the A1 Junction. Highway
access would need to be provided via
the existing West Park Garden Village.

private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Large enough
site to support provision of vehicle
charging points.

Entire site is greenfield land. A large
proportion of the site is Grade 3b
agricultural land (Post 1988 – ALC).

SBRPLTL-
9. Make the most efficient use
of land and property.

Noise impact from A1(M) and A68 will
require appropriate mitigation.SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is wholly within flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

May have some impact on air quality
dependent on final uses however owing
to the proximity of the Strategic Highway

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Network this is likely to be minimal.
Minor watercourse running across the
site may require mitigation to prevent
contamination.

The site contains mature hedgerows
and trees. A beck runs close to the
south west side of the site.

SBRPLT--
13. Protect and enhance
biodiversity and geodiversity.

A lane runs across the site. Site
development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

Prominent site in the wider landscape
and from the A1(M) and A167,
particularly if developed in isolation.

LARPLT-- -
15. Protect and enhance the
character and quality of
Darlington’s landscape.
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Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Greenfield site which forms part of the West Park Garden Village masterplan area. The site is remote
from local services that cannot currently be adequately accessed. Access would have to be achieved
via West Park Garden Village which is unlikely to be provided for a number of years. The site should

Overall Predicted Effect:

be capable of providing a significant amount of affordable housing to help meet local needs. Development
is located very close to the A1(M)/A68 Junction 58 which could generate noise and air pollution requiring
mitigation for residential uses. Site is quite elevated relative to surroundings so would also have an
impact on the surrounding landscape. Overall this site scores poorly in relation to social, environmental
and economic impacts.

Potential Mitigation: Provide sustainable transport routes to employment areas and local centres.
Noise from A1(M) and A68 will require appropriate mitigation. Most likely in the form of buffers.
Drainage channel across site may require mitigation to prevent contamination.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 390: West Park Garden Village – North (Employment)

Agriculture/farm buildingsCurrent Use390Site Reference

EmploymentProposed UseWest Park Garden Village - NorthSite Name

N/APotential Housing Yield

4,000 sqmPotential Employment Yield5.54Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1200mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Site is not well served by
PROW or Cycle Network but this could

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

be improved in conjunction with the
wider West Park Garden Village
proposal.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site would provide employment
opportunities. Site is not close to key
community and cultural facilities.

LARPLTL0
2. Develop vibrant and
cohesive communities.

Access to existing open space and
health care provision is limited. Site is
not large enough to provide allotments
as part of development.

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Site is within 5km of a higher education
facility but would require improved
connectivity to public transport. This site
could support some opportunities for
vocational training.

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted for employment use but
would require improvements to access
public transport. Site promoted forLARPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

employment use located adjacent to an
existing employment area. Site is not
adjacent to a town or local centre.

Site is located within 400m of a frequent
bus service however getting access and
a safe bus stop may prove difficult soLARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

close to the A1 Junction. Highway
access would need to be provided via
the existing West Park Garden Village.

private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Large enough site to support provision
of vehicle charging points.

Entire site is greenfield land. A large
proportion of the site is Grade 3b
agricultural land (Post 1988 – ALC).

SBRPLTL-
9. Make the most efficient use
of land and property.

Noise impact from A1(M) and A68 will
require appropriate mitigation.LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is wholly within flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

May have some impact on air quality
dependent on final uses however owing
to the proximity of the Strategic Highway

LARPLT-0

12. Protect and enhance air
and water quality and make
efficient use of water.

Network this is likely to be minimal.
Minor watercourse running across the
site may require mitigation to prevent
contamination.

The site contains mature hedgerows
and trees. A beck runs close to the
south west side of the site.

SBRPLT--
13. Protect and enhance
biodiversity and geodiversity.

A lane runs across the site. Site
development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

Prominent site in the wider landscape
and from the A1(M) and A167,
particularly if developed in isolation.

LARPLT-- -
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Darlington Borough Council

Sustainability Appraisal - Publication August 2020362

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Greenfield site which forms part of the West Park Garden Village masterplan area The site is remote
from local services that cannot currently be adequately accessed. Access would have to be achieved
via West Park Garden Village which is unlikely to be provided for a number of years and could provide

Overall Predicted Effect:

conflicts with certain employment uses. Development is located very close to the A1(M)/A68 Junction
58. Site is quite elevated relative to surroundings so would also have an impact on the surrounding
landscape. Overall this site scores poorly in relation to social, environmental and economic impacts.

Potential Mitigation: Provide sustainable transport routes to employment areas and local centres.
Noise from A1(M) and A68 will require appropriate mitigation. Most likely in the form of buffers.
Drainage channel across site may require mitigation to prevent contamination.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 409: Drinkfield Industrial Estate

EmploymentCurrent Use409Site Reference

EmploymentProposed UseDrinkfield Industrial EstateSite Name

n/aPotential Housing Yield

2,000 m2Potential Employment Yield13.5Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

13%2.25Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*2%0.27Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 400mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment opportunities

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Access to PROW and
cycle network is currently limited but

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

development would provide thehousing, and improve the
opportunity to create new
routes/services strengthening
connections with surrounding areas.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is located close to open
space/playing field but more remote
from other services. Site would provide
employment opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Access to open space/nature
conservation could have positive health
benefits. No PROW or cycle pathsLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. within the vicinity. Site is large enough

to accommodate significant new green
infrastructure provision. Site is a long
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distance from the nearest GP practice.
Brownfield site not suitable to providing
allotments as part of development.

Located within 5 km of higher education
however has poor access to public
transport with no direct service to higherLARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education provision. Employment site
that has potential to create/support
vocational training.

Site is located within an area of average
rates of deprivation and is at no
significant risk of major hazard zones.

SBRPLTL0
5. Improve the safety and
security of people and property.

Large employment site within 800m of
a frequent bus service. Will have limited
direct benefit to town centre and nearest
local centres.

LARPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site has poor access to public transport
services. Access can be taken from
existing highway infrastructure via

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

suitable junction arrangements.private vehicles, maximising
access to public transport and
active travel modes.

Transport Statement will be required to
fully understand impact of development
and how this links into the existing
infrastructure.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Large enough site to support provision
of vehicle charging points.

The majority of the site is classified as
urban (Post 1988 - ALC). Site
development could result in theSBRPLTL+

9. Make the most efficient use
of land.

remediation of potentially contaminated
land at the former Whessoe Road
landfill site.

Bishop line immediately to the West of
the site may create some noise and/or
vibration issues for certain uses which
could likely be mitigated.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is wholly within flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

May have some impact on air quality
dependent on final uses. Not close to a
watercourse and not identified as beingLARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

vulnerable to groundwater
contamination. Landfill may need
remediation.

Site is within an area of high interest
with regards to Great Crested Newts.
Drinkfield Marsh Local Nature Reserve

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

is located to the south of site. Woodland
scrub and two areas of wetland on site.
Hedgerow boundaries should be
retained. Site development could help
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to enhance links between existing
wildlife friendly areas and the
countryside.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Rural character from Burtree Lane but
fairly self-contained in wider landscape.LARPLT-+/-

15. Protect and enhance the
character and quality of
Darlington’s landscape.

West boundary of site adjacent to the
S&DR. Layout should provide a buffer
with cycle/pedestrian route, landscapingLARPLTL-

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

and interpretation. Section of route will
be in the Heritage Action Zone
boundary.

Existing employment site that is poorly located in relation to services but has adequate access to public
transport with a frequent service within 800m.Would haveminimal wider environmental impacts although
impacts on Drinkfield Marsh Local Nature Reserve (LNR) and protected species would require further
consideration.

Overall Predicted Effect:

Potential Mitigation: Works to pedestrian/cycle routes also required for access and permeability.
Provide protection to Great Crested Newts and potential impact on Drinkfield Marsh LNR may
need mitigation.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site and from the railway line.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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North East Darlington

Picture 2 North East Darlington SA Site Options
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Site 6: Land East of The White Horse, A167

Open spaceCurrent Use6Site Reference

HousingProposed UseLand East of The White Horse,
A167

Site Name

8Potential Housing Yield

n/aPotential Employment Yield0.69Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.05Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 800mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site is well located in relation to access
to Public and Sustainable Transport,
Open Space and a Playing field with a
secondary school and employment
areas also within the locality.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Access to Primary Schools and Local
Centres limited.LARPLTL02. Develop vibrant and

cohesive communities.

PROW immediately to the North of the
site. Cycle path runs to the West of the
site on the A167.Access to healthLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. facilities limited and site not large

enough to contribute to allotment
provision.
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Located within 5km of higher education
with good transport links. Harrowgate
Hill Primary School is the nearest

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

non-Catholic school which currently has
no capacity and limited options for
expansion however St Bede’ RC
Primary is the closer and currently has
significant available capacity.

The site will have no detrimental impact
on safety and security. An electric
substation is located on the site.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use.

SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is within 400m of a frequent bus
service. Access can be taken from
existing highway infrastructure via a
suitable junction arrangement for a
limited number of properties.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is primarily greenfield and unlikely
to be effected by contamination.
Agricultural land of low value.

SBRPLTL+
9. Make the most efficient use
of land and property.

Sub-station in the centre of the site will
require adequate mitigation.SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is wholly within flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROW crosses the site. The site is
adjacent to the White Horse proposed
Local Wildlife site. Potential impact of
development capable of mitigation.

LARPLTL0

13. Protect and enhance
biodiversity and geodiversity.

The site is next to the Lime Avenue
recreation ground. Site development
would deliver new green infrastructure
to cater for the needs of the
development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

Street trees are present along the road
frontage. Views out of urban edge would
be lost as a result of development.

LARPLTL-
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site is well located in relation to a number of services however access to education and local retail is
restricted. On-site substation is unlikely to be relocated so design and potentially amenity of a proposal
on this site would likely be compromised. Loss of street trees to access development would have a
negative environmental and visual effect.

Overall Predicted Effect:
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Potential Mitigation: On site substation will require relocation or incorporation within a development with necessary
mitigation.
Route of PROW should be retained and enhanced as part of development.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 21: Elm Tree Farm

Agricultural landCurrent Use21Site Reference

HousingProposed UseElm Tree FarmSite Name

80Potential Housing Yield

n/aPotential Employment Yield6.56Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-178.66Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Good access to a frequent bus service
and open space/playing within the wider
vicinity. There is access to primary and

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

secondary education local centre andhousing, and improve the
GP within 800m. Existing cycle route tostandard of existing housing,
the south of the site which could beespecially to provide for young

people, families and older
people.

extended across the site. Able to
provide an element of affordable
housing and lifetime homes.

Site is large enough to contribute to
affordable housing need and has a good
range of services within 800m.

LARPLTL+
2. Develop vibrant and
cohesive communities.

Good access to open space/playing
field, cycle/PROW network and health
facilities.LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Higher Education is over 2km from the
site but public transport access is good.
Whinfield Primary School is the closest
school with some limited capacity at
present.

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre but
Whinfield Local Centre (within 800m)
may see some benefit.

SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Access can be taken from existing
highway infrastructure via a suitable
junction arrangement. Transport
Assessment will be required to fully
understand impact of development.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Development of the site would result in
the loss of agricultural land, however,
none of this land is best and most
versatile. Unlikely to have significant
contamination.

SBRPLTL-

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Mature trees and hedges on site
boundaries. Historic track across site.
Old farm buildings could contain
biodiversity interest.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Site contains areas of amenity green
space. Site development would deliver
new accessible green infrastructure to
cater for the needs of the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

High landscape sensitivity but with some
capacity to accept change with
appropriate mitigation. The southern

LARPLT-+

15. Protect and enhance the
character and quality of
Darlington’s landscape.

part of the site adjacent Sparrow Hall
Drive exhibits slightly higher landscape
sensitivity due to the relationship with
the existing settlement opposite. The
central and western parts of the site are
more visually contained by localised
planting and would represent a lower
degree of landscape and visual
sensitivity to potential development.

Darlington Borough Council

Sustainability Appraisal - Publication August 2020372

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Retain and convert older farm buildings
where possible. Keep route of Green
Lane, a historic track.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Good access to a range of services and site large enough to contribute towards affordable housing
need. Education provision adequate at present but is approaching capacity. The site should be capable
of providing an element of affordable housing to help meet local needs. Loss of agricultural land that
is of high landscape sensitivity would require appropriate mitigation. There are a number of mature
trees and hedgerows on the site which should be protected if possible or appropriate mitigation provided.

Overall Predicted Effect:

Potential Mitigation: Mature Trees/Hedgerows should be retained.
Retain and convert older farm buildings where possible.
Keep route of Green Lane, a historic track.
Appropriate landscape mitigation.
Potential mitigation required to A1150/Whinbush Way signalised junction and contribution to
Thompson Street East/Whinfield Road roundabout improvement scheme in line with contribution
model.
Works to pedestrian/cycle routes also required for access and permeability.
Retain the public right of way on the site in situ or, if required, divert along a suitable alternative
safe and attractive route.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 30: Land at Glebe Road / Green Lane

Open space/playing fieldCurrent Use30Site Reference

HousingProposed UseLand at Glebe Road / Green LaneSite Name

44Potential Housing Yield

n/aPotential Employment Yield1.26Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*100%1.26Open space

-0.00Overhead Powerlines*41%0.52Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 800mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1200mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Good access to open space, frequent
bus services with primary and
secondary schools within the wider

LARPLTL0

1. Provide a mixture of
affordable, well designed and
sustainably located new

vicinity (800m). Development wouldhousing, and improve the
result in the loss of an informal playingstandard of existing housing,
pitch. Site has reasonable access toespecially to provide for young

people, families and older
people.

Cycle and PROW network. Site is of
sufficient size to make some
contribution to affordable housing.

Site would result in the loss of an
informal play area but could make a
contribution towards affordable housing.

LARPLTL-
2. Develop vibrant and
cohesive communities.

Site would result in the loss of open
space used for recreation. Health
facilities are not located within the
vicinity.

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Located within 5km of higher education
with good transport links. Harrowgate
Hill Primary School is the nearest

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

non-Catholic school which currently has
no capacity and limited options for
expansion however St Bede’ RC
Primary is the closer and currently has
significant available capacity.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Access can be taken from existing
highway infrastructure via a suitable
junction arrangement.SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site would result in the loss of an
informal play area.SBRPLTL-9. Make the most efficient use

of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Moderate biodiversity interest related to
the site, potential impact of development
capable of mitigation.

SBRPLTL0
13. Protect and enhance
biodiversity and geodiversity.

Site development would result in the
loss of existing green infrastructure with
limited scope for replacement.

LARPLTL- -
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Poor location in relation to access to services, education and health services. Would also result in the
loss of an informal play area. The site should be capable of providing an element of affordable housing
to help meet local needs.

Overall Predicted Effect:

Potential Mitigation: Potential replacement of recreation space.
Minor mitigation may be required to major route network
Make suitable provision for the education needs of new residents.
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Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 39: East of Beaumont Hill

Agricultural landCurrent Use39Site Reference

HousingProposed UseEast of Beaumont HillSite Name

557Potential Housing Yield

n/aPotential Employment Yield31.8Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order3%0.83Flood Zone 2

0%0.00Ancient Woodland0%0.04Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

35%11.06Minerals consultation area-581.55Public Right of Way*

-High Pressure Gas Mains*0%0.00Open space

-Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalWithin 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 1600mEmployment area

Within 1600mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site poorly located in relation to existing
services however is well connected to
public and sustainable transport and

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

connectivity could be improved to andhousing, and improve the
from a site of this size. Capable of
providing a significant amount of
affordable housing and lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

A site of this size should be capable of
making a significant contribution to
affordable housing. Provision of
publically accessible GI will help to
connect the site.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Open space is accessible within 800m
to the south of the site however the
northern extent is poorly served. PROWLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. access is good and can be enhanced

as can access to the cycle route
network.
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Located within 5km of higher education
with good transport links. Harrowgate
Hill Primary School is the nearest

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

non-Catholic school which currently has
no capacity and limited options for
expansion however St Bede’ RC
Primary is the closer and currently has
significant available capacity. Large site
that has the potential to create/support
vocational training through the
construction and marketing process.

Part of the site is within the average
range of deprivation part is in the least.
This is likely owing to the rural nature

SBRPLTL0

5. Improve the safety and
security of people and property.

of the ward boundaries to the North.
Scoring is hence neutral in this instance.
The site will have no detrimental impact
on safety and security. There are no
major hazard zones within the vicinity.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

The site is not located within 400m of a
bus stop but is large enough to potential
to contribute to an enhanced service.

DWRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Significant highway infrastructureprivate vehicles, maximising
access to public transport and
active travel modes.

required to mitigate impact of this
magnitude of development. Partial build
out of the site may be possible without
link road over railway line linking to inner
relief road.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Site large enough to make provision for
electric vehicle charging.

Development of the site would result in
the loss of agricultural land, however,
none of this land is best and mostSBRPLTL-

9. Make the most efficient use
of land and property.

versatile. Unlikely to have significant
contamination. Site within a minerals
consultation area.

Site is located close to the East Coast
Main Line to the East which may have
impacts of noise and vibration requiringLARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

mitigation. The impact of and to Low
Beaumont Hill Farm will require further
consideration.

Large site with a small section of the
north eastern corner of the site in flood
zone 2. Mitigation should be achievable.LARRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality. Nature
conservation site to the south may suffer
some detriment.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.
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Potential to impact on a proposed
wetland Local Wildlife Site adjacent to
the site.

LARPLT--
13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

Contained between exiting row of
housing and railway line but visible from
the wider landscape.

LARPLT--
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site is poorly located in relation to existing services, however is well connected to public and sustainable
transport and connectivity could be improved to and from a site of this size. The site should be capable
of providing a significant amount of affordable housing to help meet local needs. Site development

Overall Predicted Effect:

would also be able to make significant provision of new green infrastructure. Has potential to negatively
impact local wildlife site if not mitigated appropriately. Proximity to East Coast Mainline may also cause
some amenity issues for future residents and have some negative impacts on local landscape.

Potential Mitigation: Extensive highway mitigation would be required.
Connectivity to public transport and creation of a footpath network to allow permeability to and
from Beaumont Hill.
Impact of and to Low Beaumont Hill Farm will require further consideration.
Additional publically accessible GI should be provided in a site of this size.
Green corridor of the Skerne will need protection/enhancement.
Provision of new community facilities to serve the site.
Impact on White Horse Wetland proposed Local Wildlife Site will need further consideration.
Incorporate measure to reduce the potential impact of noise and vibration from East Coast
Mainline.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 53: Muscar House Farm

Agricultural landCurrent Use53Site Reference

HousingProposed UseMuscar House FarmSite Name

125Potential Housing Yield

n/aPotential Employment Yield21.98Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%5 TPO’d trees on siteTree Preservation Order9%1.97Flood Zone 2

0%0.00Ancient Woodland8%1.72Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

48%10.54Minerals consultation area-714.85Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1200mGP practice/hospitalWithin 1200mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site is not particularly well served by
existing community facilities but does
have access to open space and a

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

frequent bus service within 800m.housing, and improve the
Access to education, health and retailstandard of existing housing,
facilities are within 1200m. The site hasespecially to provide for young

people, families and older
people.

reasonable existing access to PROW
network and could provide significantly
improved connectivity to both PROW
and cycle network. Capable of providing
a significant amount of affordable
housing and lifetime homes.

Site is located close to an open space
but other facilities are more remote. The
site will contribute towards affordable
housing provision.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Close proximity and existing PROW
along the Skerne River corridor should
help to encourage active lifestyles.LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Access to health services is more
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remote. 7% of the site is Grade 2 best
and most versatile land (Post 1988
Agricultural land classification).

Within 5km of higher education facilities
with a direct bus service accessible
within 800m. Whinfield Primary School
is the closest school with some limited
capacity at present.

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

The site will have no detrimental impact
on safety and security. There are no
major hazard zones within the vicinity.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Access can be taken from existing
highway infrastructure via a suitable
junction arrangement. Transport

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Assessment will be required to fullyprivate vehicles, maximising
access to public transport and
active travel modes.

understand impact of development.
Works required to widen Barmpton Lane
to enable access.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Development of the site would result in
the loss of agricultural land with 7% of
the site is Grade 2 best and most

SBRPLTL-

9. Make the most efficient use
of land and property.

versatile land (Post 1988 Agricultural
land classification). Site unlikely to be
contaminated. Site within a minerals
consultation area.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Around 10% of the site is affected by
flood risk however this part of the site
would not be suitable to be developed
owing to its proximity to the Skerne
River green corridor.

LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality however
impact on the River Skerne will require
further consideration.

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Network of hedgerows and trees on field
boundaries. Site provides a buffer to the
River Skerne. A number of TPO trees

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

are present along the sites frontage with
Barmpton Lane. Potential to enhance
the green corridor alongside the River
Skerne.

Site is adjacent to the Barmpton Lane
Allotments and an area of green corridor
alongside the River Skerne.

LARPLTL+
14. Protect and enhance green
infrastructure of all types.
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Elevated site prominent in the wider
landscape that would be hard to screen.LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site is not particularly well served by existing community facilities education, health and retail facilities.
But does offer reasonable existing access to PROW network and could provide significantly improved
connectivity to both PROWand cycle network. The site is large enough to make a significant contribution
towards affordable housing needs. It is a prominent location within the landscape and will likely have
some localised negative impacts. Loss of agricultural land will also have some negative effects.

Overall Predicted Effect:

Potential Mitigation: Works required to widen Barmpton Lane to enable access. Wider impact felt on A1150 corridor
and mitigation would be required and impact on A66 corridor would require assessment.
PROW and Cycle Network improvements.
Protection and enhancement of the Skerne River corridor.
Retention of hedgerows and treelines on site.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 101: Land North of Lime Avenue

Wetland area/playing field/open
space/amenities

Current Use101Site Reference

HousingProposed UseLand North of Lime AvenueSite Name

194Potential Housing Yield

n/aPotential Employment Yield5.55Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-372.83Public Right of Way*

0%0.00High Pressure Gas Mains*29%1.59Open space

0%0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 800mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Development of the site to its full extent
would result in the loss of a proposed
Local Wildlife Site and recreation

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

ground. It would offer access to otherhousing, and improve the
open spaces, a frequent bus service,standard of existing housing,
employment and education withinespecially to provide for young

people, families and older
people.

1200m. Cycle connectivity is good and
could be improved with a link over the
site between the A167 and Glebe Road.
Capable of providing a significant
amount of affordable housing and
lifetime homes.

Development of the site to its full extent
would result in the loss of a local wildlife
site and recreation ground. Site is not
large enough to accommodate
re-provision.

LARPLTL-

2. Develop vibrant and
cohesive communities.
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Site is not located close to health
facilities and would result in the loss of
open/recreation space. Site not large
enough to expand provision of nearby
allotments.

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Located within 5km of higher education
with good transport links. Harrowgate
Hill Primary School is the nearest

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

non-catholic school which currently has
no capacity and limited options for
expansion however St Bede’ RC
Primary is the closer and currently has
significant available capacity.

The site will have no detrimental impact
on safety and security. There are no
major hazard zones within the vicinity.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Access can be taken from existing
highway infrastructure (A167) via a
suitable junction arrangement for a

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

limited number of properties. Would notprivate vehicles, maximising
access to public transport and
active travel modes.

like to see a significant increase of traffic
on Glebe Road. Transport Assessment
will be required to fully understand
impact of development.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Development of the site would result in
the loss of agricultural land, however,
none of this land is best and most
versatile. Site is unlikely to contain
contaminated land.

SBRPLTL-

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality. The site
contains an area of wetland of interest
to nature conservation and development
could adversely affect biodiversity.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

Much of site is biodiverse wetland with
notable species (the White Horse
wetland proposed Local Wildlife Site).
A PROW crosses the site from the
A167.

LARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

Site includes areas of open space that
should be retained and enhanced as
part of development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Darlington Borough Council

Sustainability Appraisal - Publication August 2020384

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Street trees are present along the road
frontage. Views out of urban edge would
be lost as a result of development.
Sticks out from urban edge into
countryside.

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Development of the site to its full extent would result in the loss the recreation ground and a proposed
Local Wildlife Site. Site development would be able to make significant provision of new green
infrastructure. Site has reasonable access to services.

Overall Predicted Effect:

Potential Mitigation: Works required to A167 signalised junction and A1150 corridor and contribution to Thompson
Street East/Whinfield Road roundabout improvement scheme in line with contribution model.
Impact may be felt on A66 corridor.
Works to pedestrian/cycle routes also required for access and permeability.
Further ecological surveys necessary to determine the scope for development on the proposed
White Horse Local Wildlife Site.
Retain recreation ground as part of sites development or relocate within site.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 251: Skerningham

Agricultural land/leisure/farm
buildings

Current Use251Site Reference

HousingProposed UseSkerninghamSite Name

4,500Potential Housing Yield

n/aPotential Employment Yield487.56Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%9 TPO’d trees on siteTree Preservation Order6%28.61Flood Zone 2

0%0.00Ancient Woodland5%24.14Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.05Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

1%4.45Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

65%317.32Minerals consultation area-9530.61Public Right of Way*

-600.61High Pressure Gas Mains*9%46.41Open space

-0.00Overhead Powerlines*1%4.85Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceBeyond 1600mEmployment area

Within 1600mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site has good access to cycle and
PROW network but poor connectivity to
public transport. A strategic

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

development of this size would behousing, and improve the
expected to provide new routesstandard of existing housing,
including public transport routes.especially to provide for young

people, families and older
people.

Capable of providing a significant
amount of affordable housing and
lifetime homes.

New community facilities required
including education, local centre, health
and significant GI/recreation.

LARPLTL++
2. Develop vibrant and
cohesive communities.

Existing PROWandCycle network good
but enhancements would be required.
New recreation and health facilities

LARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. would be expected within a

development of this size. Allotments
could also be provided dependant on
local need.
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Within 5km of a higher education
establishment. Large site that has the
potential to create/support vocational

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

training through the construction and
marketing process. This is a large site
with the potential to provide a new
primary school, if required, as part of its
development.

Site is located within an area of average
rates of deprivation and partly within an
area of low depravation. There are no

SBRPLTL+/-

5. Improve the safety and
security of people and property.

major hazard zones within the vicinity.
A high pressure gas pipe runs alongside
the sites eastern boundary and an
intermediate pressure pipe crosses the
south east corner of the site.

The development site would be large
enough to incorporate some
employment and commercial activity but

LARPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels

currently is proposed for residential onlyand access to sustainable and
high quality employment
opportunities

but would be expected to deliver a mix
of uses to support a community of this
size.

A development of this size would be
expected to sustain its own bus route.
Significant strategic highway

DWRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

infrastructure will be required to mitigateprivate vehicles, maximising
access to public transport and
active travel modes.

this quantum of development including
an inner ring road and potential links to
HE northern bypass.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Site large enough to potentially
incorporate charging points for electric
vehicles.

Would result in a significant loss of
greenfield/agricultural land. Former
Barmpton Quarry Landfill Site will also

SBRPLTL-

9. Make the most efficient use
of land and property.

require remediation prior to it being
suitable for development. Until
remediation takes place a suitable
standoff for development may be
required. The majority of the site is
within a minerals consultation area.

Owing to the size of the site there will
be a number of potential sources of
pollution which will require mitigation

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

including the East Coast Mainline,
roads, agricultural activities, wind
turbines. The on-going masterplanning
work undertaken by the developer is
identifying these sources and
appropriate mitigation will be required.

The land near to the Skerne (to the
North and East of the site) has areas of
flood zone 2 and 3 which would not be

LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding. suitable for development. The Skerne

Valley is also a key Green Infrastructure
Corridor that will be required to form an
integral part of any development in this
area. No significant risk of flooding from
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surface water, but site layout and design
should consider potential implications
of flooding.

Site development will have a significant
effect on local air quality compared to
existing agricultural and leisure uses

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

(golf course). The River Skerne could
also be susceptible to contamination
from development of this scale however
mitigation could be incorporated.
SkerninghamCommunityWoodland and
the proposed Local Wildlife Site could
be susceptible to contamination and
would require appropriate mitigation.

Site intersects with a Local Wildlife Site
(Oxbow Lake) and a biodiverse wetland
area (a potential LWS). SignificantLARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

presence of protected species on site.
Area of interest to Great Crested Newts
along eastern edge of site.

Community woodland present with
possible extension. Extensive
countryside access. Site contains a

LARPLT-+

14. Protect and enhance green
infrastructure of all types.

number of PROW that could be
extended to create a more
comprehensive network that opens up
the southern side of the River Skerne
Valley. Large scale development with
opportunity to provide significant area
of green infrastructure (potential ++
score if GI forms an integral part of sites
development).

Development of this large site will
inevitably have a significant impact on
the landscape. The site is not visible

LARPLT-+/-

15. Protect and enhance the
character and quality of
Darlington’s landscape.

from approaches to Darlington, except
its southern boundary along the A1150.
The southern parts of the site play a role
in the setting of Great Burdon and
Darlington. The site as a whole has a
medium landscape and visual sensitivity
level, although there are important
variations within this. There are parts of
the site, particularly at the urban fringes
of Whinfield for example to the north of
Galloway (West of Barmpton Lane), and
north of Glebe Road (west of the
railway) which have the ability to absorb
residential development subject to
careful siting and design. Other areas
are more sensitive, particularly the
Skerne Valley itself, and the areas
forming the setting of Great Burdon.

Number of listed building on site.
Affecting the historic rural settings to
these structures. Listed assets

LARPLT-- -

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

prominent in the landscape with no
screening. Setting of Ketton Bridge
Scheduled Monument. Potential to
impact impact on the historic assets in
and around Great Burdon. Contains
areas of high archaeological potential.

Poor access to existing services however a strategic development of this size would be expected to
provide its own new services and facilities. Site has good existing access to cycle and PROW network
but poor connectivity to public transport. A development of this size would be expected to provide new

Overall Predicted Effect:
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routes including public transport routes. The site should be capable of providing a significant amount
of affordable housing to help meet local needs. Site contains areas of open space that should be
retained as part of development. Site development would be able to make significant provision of new
green infrastructure. Will have significant environmental and landscape impacts owing to its size.

Potential Mitigation: Site would need to bemasterplanned and would require extensive engagement with infrastructure
and service providers to ensure new development was fully supported.
Significant strategic highway infrastructure required to mitigate this quantum of development
including inner ring road and potential links to HE northern bypass.
Retain, enhance and extend the PROW and cycle network, redirecting routes only where strictly
necessary.
Explore the opportunity to extend bus services into the site.
Internal road connections would require integration into development, with the creation of a new
link road and network of routes.
Development must protect and enhance the natural and built heritage assets on the site and
those in its vicinity.
Incorporate the mitigation measures recommended by the Heritage Impact Assessment to avoid
and/or mitigate harm on the historic environment.
New community facilities required including school provision, neighbourhood centre, health and
significant GI/recreation.
Incorporate appropriate measures to minimise the potential impact of noise and vibration from
the East Coast Mainline.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Needs to provide a buffer to heritage assets to retain their open setting.
Enhanced countryside assess
Net gains in green infrastructure and the area of community woodland on site.
Significant buffer to river with public access.
Provide a buffer between new development and the villages of Great Burdon and Barmpton.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Incorporate appropriate mitigation/offsetting of the intermediate pressure gas pipe crossing the
site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 293: North of Great Burdon

Agricultural landCurrent Use293Site Reference

HousingProposed UseNorth of Great BurdonSite Name

500Potential Housing Yield

n/aPotential Employment Yield27.95Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order6%1.7Flood Zone 2

0%0.00Ancient Woodland14%3.82Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.06Minerals consultation area-287.19Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.01Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1600mGP practice/hospitalWithin 1600mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceBeyond 1600mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Poor access to most facilities with open
space/playing field and a frequent bus
service being the only existing facilities

DWIPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

within 800m. Sustainable transport linkshousing, and improve the
are limited and improvements wouldstandard of existing housing,
offer limited benefit if site is developedespecially to provide for young

people, families and older
people.

in isolation. Capable of providing a
significant amount of affordable housing
and lifetime homes.

Able to provide an element of affordable
housing and help support existing local
community facilities. Site is not close to
key community and cultural facilities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Site is large enough to accommodate
significant new green infrastructure
provision. Site is a long distance fromLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. the nearest GP practice. Greenfield site

may be large enough to provide
allotments as part of development.
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Higher Education within 5km but can
only be accessed via a limited service
bus within 800m of the site. Large site

LARPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

that has the potential to create/support
vocational training through the
construction and marketing process.
The nearest Primary School is Winfield
Primary which currently has some
limited capacity but little opportunity for
further expansion.

Site is located within an area of low
rates of deprivation and partly within an
area of low depravation. There are no
major hazard zones within the vicinity.

SBRPLTL+

5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Transport Assessment will be required
to fully understand impact of
development. Upgrade of Bishopton

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Lane would be required includingprivate vehicles, maximising
access to public transport and
active travel modes.

pedestrian/cycle and public transport
facilities. Junction onto A1150 would
require upgrade.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Site large enough to potentially
incorporate charging points for electric
vehicles.

The site is entirely greenfield and
unlikely to be subject to contamination.
The entire site is grade 3 agricultural
land (provisional land classification).Site
adjacent to aminerals consultation area.

SBRPLTL-

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Around 14% of the site is covered by
flood zone 3. No significant risk of
flooding from surface water.LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air quality however the Skerne
River Corridor will be susceptible to

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

development so will require adequate
mitigation. Are is also identified on the
Groundwater Vulnerability map as being
on a minor aquifer of low vulnerability
but this would require further
investigation.

Network of hedgerows and trees on field
boundaries. Provide a buffer to the River
Skerne. Potential to enhance the green
corridor alongside the River Skerne.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.
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Site is adjacent to the Barmpton Lane
Allotments and an area of green corridor
alongside the River Skerne. Site

LARPLTL+

14. Protect and enhance green
infrastructure of all types.

development would deliver significant
new accessible green infrastructure to
cater for the needs of the development
and enhance existing spaces.

Elevated site prominent in the wider
landscape that would be hard to screen.LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Potential to impact on the historic assets
in and around Great Burdon. Avoid
development of south part of site to

LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

provide a buffer to Great Burdon and
Hill Barts Listed Building. With
appropriate mitigation this score could
be a neutral.

Site has poor access to existing services and although there may be some additional provision closer
in the short term development would be quite isolated. The site should be capable of providing a
significant amount of affordable housing to help meet local needs. Prominent site that would be hard

Overall Predicted Effect:

to screen. Without careful design, density and siting of development it could potentially impact upon
the heritage assets in and around Great Burdon. Site development would be able to make significant
provision of new green infrastructure. Part of the site is within flood zones 2 and 3.

Potential Mitigation: Impact of development traffic on A167 signalised junction,Whinfield Road/Salters Lane/Thompson
Street East mini roundabout and adjoining links, A66 corridor including Little Burdon, Morton
Palms and others.
Connectivity, particularly via public transport, would require significant improvement.
River Skerne Corridor would require adequate mitigation to prevent harm to water quality or
biodiversity.
Provide a buffer to the village of Great Burdon.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 300: Glebe Farm, Harrowgate Hill

AgricultureCurrent Use300Site Reference

HousingProposed UseGlebe Farm, Harrowgate HillSite Name

268Potential Housing Yield

N/APotential Employment Yield23.65Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-760mPublic Right of Way*

-High Pressure Gas Mains*0%0.00Open space

-Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 800mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Poor accessibility to services open
space/playing fields are the only
facilities within 800m. Public Transport,

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

education and employment are all morehousing, and improve the
remote but within 1600m. PROWstandard of existing housing,
connectivity is good but there is limitedespecially to provide for young

people, families and older
people.

opportunity for improvement. Capable
of providing a significant amount of
affordable housing and lifetime homes.

Site would contribute to affordable
housing provision but accessibility to
community and cultural facilities is poor.

LARPLTL0
2. Develop vibrant and
cohesive communities.

Access to existing open space, cycle
and PROW networks mean this site
could encourage healthy lifestyles forLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. residents. Access to health services is

limited. Site not large enough to
contribute to allotment provision.
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Within 5km of higher education facilities
however nearest frequent bus service
would require a change in the town

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

centre to access. Harrowgate Hill
Primary School is the nearest
non-Catholic school which currently has
no capacity and limited options for
expansion however St Bede’ RC
Primary is the closer and currently has
significant available capacity.

Site is located within an area of average
rates of deprivation and partly within an
area of low depravation. There are no
major hazard zones within the vicinity.

SBRPLTL+/-

5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Developed in isolation, the northern part
of the site could not be appropriately
accessed across the railway line.LARPLTL- -

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

The site is entirely greenfield and
unlikely to be subject to contamination.
The entire site is grade 3 agricultural
land (provisional land classification).

SBRPLTL-

9. Make the most efficient use
of land and property.

The East Coast Mainline divides the site
in two partly on an embankment partly
in a cutting. There will likely be impacts
from noise and vibration that will require
mitigation.

LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

PROW crossing the site. Ancient field
system and wildlife network corridor.
Potential to enhance the green corridor
alongside the rail line.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Existing access through PROW. Site
development would deliver significant
new accessible green infrastructure to
cater for the needs of the development
and enhance existing spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

Extending development into the open
countryside. Medium landscape
sensitivity with capacity to accept
change with appropriate mitigation.

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.
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Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site offers poor accessibility to services. The site should be capable of providing a significant amount
of affordable housing to help meet local needs. Site development would be able to make significant
provision of new green infrastructure. Access to much of the site would be difficult to achieve if developed
in isolation.

Overall Predicted Effect:

Potential Mitigation: Incorporate appropriate measures to minimise the potential impact of noise and vibration from
the East Coast Mainline.
Investigate feasibility of crossing the Main Line to access northern extent of the site.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 392: Elm Tree Farm

Agricultural land/open spaceCurrent Use392Site Reference

HousingProposed UseElm Tree FarmSite Name

150Potential Housing Yield

n/aPotential Employment Yield7.1Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-259.79Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Good access to a frequent bus service
and open space/playing within the wider
vicinity. There is access to primary and

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

secondary education local centre andhousing, and improve the
GP within 800m. Existing cycle route tostandard of existing housing,
the south of the site which could beespecially to provide for young

people, families and older
people.

extended across the site. Site large
enough to make a significant
contribution to affordable housing.

Site is large enough to contribute to
affordable housing need and has a good
range of services within 800m.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Development of the site to its full extent
would result in the loss of open space
but the site is large enough to provide
replacement facilities.

Good access to open space/playing
field, cycle/PROW network and health
facilities. Development would result inLARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. the loss of open space but the site is
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large enough to provide replacement
facilities. A PROW crosses the site that
would need to be retained in situ or, if
required, diverted along a suitable
alternative route.

Higher Education is over 2km from the
site but public transport access is good.
Whinfield Primary School is the closest
school with some limited capacity at
present.

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Site is located within one of the least
deprived areas and at no significant risk
of major hazard zones.

SBRPLTL+
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre but
Whinfield Local Centre (within 800m)
may see some benefit.

SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Access can be taken from existing
highway infrastructure via a suitable
junction arrangement. Transport
Assessment will be required to fully
understand impact of development.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Majority of site classified as Grade 3b
agricultural land (Post 1988 - ALC) with
remainder classified as non-agricultural.
Unlikely to have significant
contamination.

SBRPLTL0

9. Make the most efficient use
of land.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Mature trees and hedges on site
boundaries. Historic track across site.
Old farm buildings could contain

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

biodiversity interest. Protected species
present within farm buildings (bats) and
in proximity to the site (Great Crested
Newts).

Site contains areas of amenity green
space. Site development should deliver
new accessible green infrastructure to
cater for the needs of the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

High landscape sensitivity but with some
capacity to accept change with
appropriate mitigation. The southern

LARPLT-+
15. Protect and enhance the
character and quality of
Darlington’s landscape.
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part of the site adjacent Sparrow Hall
Drive exhibits slightly higher landscape
sensitivity due to the relationship with
the existing settlement opposite. The
central and western parts of the site are
more visually contained by localised
planting and would represent a lower
degree of landscape and visual
sensitivity to potential development.

Retain and convert older farm buildings
where possible. Keep route of Green
Lane, a historic track.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Good access to a range of services and site large enough to contribute towards affordable housing
need. Education provision adequate at present but is approaching capacity. The site should be capable
of providing an element of affordable housing to help meet local needs. Loss of agricultural land that
is of high landscape sensitivity would require appropriate mitigation. There are a number of mature
trees and hedgerows on the site which should be protected if possible or appropriate mitigation provided.

Overall Predicted Effect:

Potential Mitigation: Site development would require mitigation for the loss of open space.
Ensure the protection of protected species as part of development, delivering a net gain in
biodiversity.
Mature Trees/Hedgerows should be retained.
Retain and convert older farm buildings where possible.
Keep route of Green Lane, a historic track.
Appropriate landscape mitigation.
Potential mitigation required to A1150/Whinbush Way signalised junction and contribution to
Thompson Street East/Whinfield Road roundabout improvement scheme in line with contribution
model.
Works to pedestrian/cycle routes also required for access and permeability.
Retain the public right of way on the site in situ or, if required, divert along a suitable alternative
safe and attractive route.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).

Darlington Borough Council

Sustainability Appraisal - Publication August 2020398

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Site 400: Land east of Beaumont Hill

Open spaceCurrent Use400Site Reference

HousingProposed UseLand east of Beaumont HillSite Name

135Potential Housing Yield

n/aPotential Employment Yield3.23Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-310.32Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Beyond 1600mLocal centre/shopping facilitiesWithin 1600mHigher education

Within 400mOpen spaceWithin 800mEmployment opportunities

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site has reasonable access to
services and facilities. Open spaces, a
frequent bus service, employment and

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

education facilities are within 1200m.housing, and improve the
Cycle and walking connectivity is goodstandard of existing housing,
and could be improved. Capable ofespecially to provide for young

people, families and older
people.

providing an element of affordable
housing and lifetime homes. However,
development of the site to its full extent
would result in the loss of a proposed
Local Wildlife Site.

Development of the site to its full extent
would result in the loss of a proposed
Local Wildlife Site. Site has reasonableLARPLTL-

2. Develop vibrant and
cohesive communities.

access to local community and cultural
facilities, but is over 800m from primary
school provision and a local centre.

Darlington Borough Council

399Sustainability Appraisal - Publication August 2020

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Good access to green infrastructure and
the PROW/cycle network (a PROW
crosses the site from the A167) but

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. would result in the loss of a proposed

Local Wildlife Site. The PROW would
need to be retained in situ or, if required,
diverted along a suitable alternative
route. The site is not large enough or
suitable to expand provision of nearby
allotments. Site is not located close to
health facilities.

Located within 5km of higher education
with good transport links. Harrowgate
Hill Primary School is the nearest

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

non-Catholic school which currently has
no capacity and limited options for
expansion however St Bede’ RC
Primary is the closer and currently has
significant available capacity.

The site will have no detrimental impact
on safety and security. There are no
major hazard zones within the vicinity.

SBRPLTL0
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Access via A167may notprivate vehicles, maximising
access to public transport and
active travel modes.

be feasible due to conflict with junction
and signal spacing. High traffic flow
volume would make right turn
movements difficult. Access should be
made via Lemon Grove however the
existing road was not constructed to
enable further development.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional). Development of the site
would result in the loss of agricultural

SBRPLTL-

9. Make the most efficient use
of land.

land, however, none of this land is best
andmost versatile. Part of the site forms
a wetland area. Site is unlikely to
contain contaminated land.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is unlikely to have a significant
effect on air or water quality. Wetland
area of interest to nature conservation
where development could adversely
affect biodiversity.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.
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The site is a biodiverse wetland with
notable species (the White Horse
wetland proposed Local Wildlife Site).

LAIPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

A PROW crosses the site from the
A167. Effect based on development of
site in its entirety. Potentially a small
scale low density development could be
incorporated more sensitively.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Views out of urban edge would be lost
as a result of development. Sticks out
from urban edge into countryside.

LARPLT--
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Development would result in the loss of a proposed Local Wildlife Site. However, a development that
avoids areas of highest ecological interest and provides appropriate mitigation may be possible subject
to appropriate ecological assessment. On its own, the site does not have access to a highway. Site
has reasonable access to community services and facilities.

Overall Predicted Effect:

Potential Mitigation: Works to pedestrian/cycle routes also required for access and permeability.
Retain the PROW in situ or, if required, diverted along a suitable alternative safe and attractive
route.
Further ecological assessment necessary to determine the scope for development on the
proposed White Horse Local Wildlife Site. This is likely to reduce the potential dwelling yield
achievable on the site.
Make suitable provision for the education needs of new residents.
Contribute to highway improvement works in line with contribution model as required.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Central Darlington

Picture 3 Central Darlington SA Site Options
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Site 11: Cattle Mart

Cattle and auction martCurrent Use11Site Reference

HousingProposed UseCattle MartSite Name

76Potential Housing Yield

n/aPotential Employment Yield2.16Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 400mTrain stationWithin 800mPrimary school

Within 400mGP practice/hospitalWithin 800mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 1200mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site is very well located in relation to
existing services with District Centre
(Victoria Road), Open Space, Health

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

and Public Transport facilities all withinhousing, and improve the
400m. Most other facilities are withinstandard of existing housing,
800m. Access to walking and cyclingespecially to provide for young

people, families and older
people.

network is good and site would offer
opportunities for improvement. Site
large enough to contribute to affordable
housing need.

Able to provide an element of affordable
housing and help support existing local
community facilities. Site has
reasonable access to local community
and cultural facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Located
within 400m of GP Practice. Brownfield
site not large enough to accommodate
allotments.

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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There is a higher education
establishment within 2km of the site.

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Within 20% most deprived areas under
IMD crime domain. No significant risk
of industrial hazards.

SBRPLTL-
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use.
Located close to district and town centre
with good public transport links.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Local highway connectivity is good withprivate vehicles, maximising
access to public transport and
active travel modes.

links around three sides of site. Minor
junction and footway works may be
required.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site will likely have some contamination
that could be remediated. Site is entirely
brownfield. Site classified as urban (ALC
- provisional).

SBRPLTL++

9. Make the most efficient use
of land and property.

The East Coast Mainline and Bank Top
Station lies close to the site but there is
scope for mitigation.

SBRPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

The site is solely within flood zone 1.
No significant risk of flooding from
surface water, but site layout and design
should consider potential implications
of flooding.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality and
may have some positive impacts
compared to existing use.

SBRPLTL+

12. Protect and enhance air
and water quality and make
efficient use of water.

Numerous TPOs are present along the
sites northern boundary. Development
need not impact on the trees and could
result in new planting.

SBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

Site is close to South Park. Potential to
enhance walking routes to South Park
with introduction of new street trees

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

along western edge of site reflecting
existing TPOd trees. Site development
could deliver new accessible green
infrastructure to cater for the needs of
the development.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Grade II* listed Bank Top Station
immediately adjacent to the site.
Potential for good quality development

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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to enhance the setting of the listed
buildings. Within an area of high
archaeological potential.

Relocation of the Cattle Mart would enable this central brownfield site to be redeveloped for housing.
It is very well located in relation to services and public transport links. Relocation of the cattle mart
would also provide environmental and social benefits for the existing local population.

Overall Predicted Effect:

Potential Mitigation: Consider the measures recommended by the Heritage Impact Assessment to avoid and/or
mitigate harm on the historic environment.
Development of this site will need to enhance the setting of the Grade II* Listed buildings and
reflect railway terraced development prevalent in the area.
An archaeological evaluation of the site should be conducted prior to development.
Bat risk check of buildings on site required prior to demolition.
Retention of TPO trees along northern boundary.
Remediation as part of development including removal of existing structures.
Minor junction and footway works.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 14: Darlington Timber Supplies

Commercial/industrialCurrent Use14Site Reference

HousingProposed UseDarlington Timber SuppliesSite Name

18Potential Housing Yield

n/aPotential Employment Yield0.63Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 400mPrimary school

Within 1200mGP practice/hospitalWithin 800mSecondary school

Within 1200mLocal centre/shopping facilitiesWithin 400mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site is well located in relation to a range
of services with education, employment,
public transport and open space all

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

accessible within 400m. Able to providehousing, and improve the
an element of affordable housing and
help support existing local community
facilities.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Access
to a district/local centre is the key
constraint.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. GP practice
is situated some distance from the site.
Brownfield site not large enough to
accommodate allotments.

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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There is a higher education
establishment within 2km of the site.
Access to a direct bus route with

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

frequent service to higher education
facilities in Darlington. Local primary
school (Gurney Pease Academy)
currently has spare capacity and the
school building/site has capacity for
expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Good
access to public transport including
direct links to Town Centre.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Access can be taken from existing
highway infrastructure. Minor footway
and access works required.

private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Entire site is brownfield and
classified as urban (ALC - provisional).

SBRPLTL++
9. Make the most efficient use
of land and property.

A possible source of pollution is situated
close to the sites northern boundary.SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

The site is solely within flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Site is within an area of high interest
with regards to Great Crested Newts.
Potential impact of development
capable of mitigation.

SBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

The site is in close proximity to existing
open space provision. Redevelopment
of existing employment site. SiteSBRPLTL0

14. Protect and enhance green
infrastructure of all types.

development would deliver new
accessible green infrastructure to cater
for the needs of the development.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Site is close to two Grade II listed
buildings, St James Church and St
William’s RC Church. Due to theLARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

location and nature of intervening
buildings this site is unlikely to impact
on the setting of the listed buildings.

Darlington Borough Council

407Sustainability Appraisal - Publication August 2020

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Development could not take place until after existing business has relocated. The site is well located
in relation to access to services and public transport links. Impact on highway network would be minimal
and overall this would represent a sustainable brownfield site for development.

Overall Predicted Effect:

Potential Mitigation: Potential relocation of existing businesses to suitable alternative premises/land.
Ecological report required to consider impact on the natural environment.
Minor footway and access works required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 118: East Haven Site, Yarm Road

Open spaceCurrent Use118Site Reference

HousingProposed UseEast Haven Site, Yarm RoadSite Name

33Potential Housing Yield

n/aPotential Employment Yield0.94Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*96%0.90Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 400mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

Primary Education, Employment, Open
Space and a frequent bus service can
all be accessed within 400m and

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

Secondary/Higher Education, Trainhousing, and improve the
Station, Health and Local Centre allstandard of existing housing,
accessible within 800m. Site is wellespecially to provide for young

people, families and older
people.

served by existing footpaths, cycle
routes and public transport services.
Able to provide an element of affordable
housing and lifetime homes.

Able to provide an element of affordable
housing and help support existing local
community facilities. Site has
reasonable access to local community
and cultural facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
local GP surgery however development
would result in the loss of an openLARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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space. Greenfield site not large enough
to provide allotments as part of
development.

There is a higher education
establishment within 2km of the site
although not directly accessible by

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

public transport the site is within a
convenient walking distance of
Darlington College and Teeside
University. Local primary school (Rydal
Academy) currently has spare capacity.

Part of the site is within the 20% most
deprived areas under IMD crime
domain. The site is not effected by
major industrial hazards.

SBRPLTL+/-

5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Good
access to public transport to access
Town Centre facilities.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Potential access point off Ridsdale
Street. Site is bounded by buildings on
all sides so it is not clear how the site

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

would be accessed. Access from Yarmprivate vehicles, maximising
access to public transport and
active travel modes.

Rd would be unlikely but small scale
industrial buildings form part of site
boundary to the west off Ridsdale St.
This would seem the most feasible
access point.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Entire site is greenfield land. 72%
of the site is grade 3 agricultural land
(ALC - provisional).

SBRPLTL-

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

The site is solely within flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Site is likely to have some adverse
effects on the local ecological network
due to the loss of open space but
appropriate siting/scale and/or mitigation
should enable development.

SBRPLT--

13. Protect and enhance
biodiversity and geodiversity.

Site development would result in the
loss of informal recreation area,
however the space is unattractive as aSBRPLTL-

14. Protect and enhance green
infrastructure of all types.

recreational site as it is situated to the
rear of properties on all sides with poor
access arrangements.
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The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Underused and poorly maintained greenspace that is well located in relation to access to services and
public transport network. Site is currently difficult to access but this could be achieved via Ridsdale
Street. The site would have some negative environmental impacts but overall these could be
compensated for with a suitably designed scheme.

Overall Predicted Effect:

Potential Mitigation: Minimise impact on local ecological network.
Access may require compulsory purchase or demolition.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 136: Chesnut Street Car Park

Car parkCurrent Use136Site Reference

HousingProposed UseChesnut Street Car ParkSite Name

17Potential Housing Yield

n/aPotential Employment Yield0.49Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order27%0.13Flood Zone 2

0%0.00Ancient Woodland14%0.07Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1600mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 400mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is well served by services and
facilities in the local area. The Town
Centre, higher education, employment,

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

frequent bus services and openhousing, and improve the
space/playing field can all be accessedstandard of existing housing,
within 400m. Reasonably wellespecially to provide for young

people, families and older
people.

connected to existing footpaths, cycle
routes and public transport. Offers
opportunities to improve connectivity.
Able to provide an element of affordable
housing and lifetime homes.

Able to provide an element of affordable
housing and help support existing local
community facilities. Site is adjacent to
the town centre with excellent access
to key community and cultural facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
local GP surgery. Brownfield site not
large enough to provide allotments as
part of development.

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Sustainability Appraisal - Publication August 2020412

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Within 2km of a higher education
establishment. Corporation Road and
Gurney Pease schools almost equally

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

close to the site both have significant
available capacity. Gurney Pease also
has the potential for expansion if
required.

Within 20% most deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Although this would introduce residential
development within 400m of the town
centre it would result in the loss of
Chesnut Street car park and lorry/coach
park.

SBRPLTL+/-

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.
Access can be taken from existing
highway infrastructure.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Entire site is previously developed
'brownfield' land. Site classified as urban
(ALC - provisional).

SBRPLTL++

9. Make the most efficient use
of land and property.

The site lies adjacent to Chesnut Street
employment site with existing
businesses operating to the north and

SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

west of the site which may cause
amenity issues. Owing to the small
nature of the site mitigation may be
limited.

The majority of the site is within Flood
zone 1. A portion of the site is within
Flood Zones 2 and 3.LARRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Mature trees are present to north east
of site on the adjacent open space.SBRPLTL013. Protect and enhance

biodiversity and geodiversity.

An open space and children’s play area
is located immediately to the east of the
site. Potential to enhance the adjacent
greenspace as a result of development.

SBRPLTL++

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.LARPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Close to site of former East Mount
Lodge. Development is unlikely to affect
any elements which contribute to the
significance of a heritage asset.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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Development would result in the loss of a long stay car and lorry park facility which could have negative
economic impacts if no re-provision is made. Site is also affected by a flood risk zone which would
require mitigation. It is however well located in relation to access to services and the town centre.
Existing business uses may cause amenity issues.

Overall Predicted Effect:

Potential Mitigation: Development of site should enhance adjacent greenspace as part of development.
Potential requirement to relocate car park and bus/coach.
Provide suitable mitigation for areas of site at risk of flooding and incorporate suitable
drainage/flood prevention measures.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
adjacent employment uses.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 149: Land between Chesnut Street and Oxford Street

Commercial/employmentCurrent Use149Site Reference

HousingProposed UseLand betweenChesnut Street and
Oxford Street

Site Name

8Potential Housing Yield

n/aPotential Employment Yield0.22Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order24%0.05Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 400mPrimary school

Within 800mGP practice/hospitalWithin 1200mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site is well located in relation to access
to Primary Education, Employment
Open Space/Playing field the town

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

centre and a frequent bus service allhousing, and improve the
within 400m. Within the wider vicinitystandard of existing housing,
Higher Education, North Road Station,especially to provide for young

people, families and older
people.

and GP are all within 800m. Reasonably
well connected to existing footpaths,
cycle routes and public transport.
Brownfield site unlikely to be big enough
to contribute to affordable housing.

Site is not large enough to require
affordable housing as part of
development or to deliver new

LARPLTL+

2. Develop vibrant and
cohesive communities.

community facilities. It is well located to
the town centre and as reasonable
access to local community and cultural
facilities.
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Good access to green infrastructure and
local GP surgery. Brownfield site not
large enough to provide allotments as
part of development.

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

There is a higher education
establishment within 2km of the site.
Local primary school currently has spare
capacity.

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Within 20% most deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Good
access to public transport.SBRPLTL-

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.
Access can be taken from existing
highway infrastructure.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Entire site is previously developed
'brownfield' land. Site classified as urban
(ALC - provisional).

SBRPLTL++

9. Make the most efficient use
of land and property.

Site proposed for residential use and
located adjacent to existing commercial
uses.

SBRPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

76% of the site is within flood zone 1
and the remaining 24% is within flood
zone 2 and would require mitigation.LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.
Existing employment site.

SBRPLTL0
12. Protect and enhance air
and water quality and make
efficient use of water.

Limited biodiversity interest related to
the site.SBRPLTL013. Protect and enhance

biodiversity and geodiversity.

Development should enhance green
infrastructure in the area.SBRPLTL014. Protect and enhance green

infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Site is adjacent to the Northgate
Conservation Area. Good quality
development has the potential to

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

enhance the conservation area. There
are two Grade II listed structures close
to the site (Bridge over the River Skerne
and Northgate United Reformed
Church). Development must respect the
setting and scale of the nearby Grade
II listed structures. Part of the Town
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Centre Fringe Management Plan and
Stockton and Darlington Railway Action
Zone.

Brownfield site well located in relation to services and the Town Centre. Public transport is also readily
accessible for the site. Overall the site scores positively against environmental and social objectives
although development for housing would result in the loss of fairly modern employment premises. Site
also is effected by flood risk which will require mitigation. Site would be better developed alongside
adjacent unit to open up access to the River Skerne.

Overall Predicted Effect:

Potential Mitigation: Consider proximity to the River Skerne and the objective of providing access along this stretch
of the river.
Provide suitable mitigation for areas of site at risk of flooding and incorporate suitable
drainage/flood prevention measures.
Development should contribute to the Town Centre Fringe objectives.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 172: Site East off Dumfries Street

Commercial/industrialCurrent Use172Site Reference

HousingProposed UseSite East off Dumfries StreetSite Name

23Potential Housing Yield

n/aPotential Employment Yield0.86Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 800mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 400mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site has reasonable access to
services and facilities. Employment,
higher education, a frequent bus service

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

and open space/playing field can all behousing, and improve the
accessed within 400m. Reasonably wellstandard of existing housing,
connected to existing footpaths, cycleespecially to provide for young

people, families and older
people.

routes and public transport and provides
the opportunity to create new
routes/services strengthening
connections with surrounding areas.
Able to provide an element of affordable
housing and lifetime homes.

Able to provide an element of affordable
housing and help support existing local
community facilities. Site has
reasonable access to local community
and cultural facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.
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Good access to green infrastructure.
Closest GP practice is situated some
distance from the site. Brownfield site
not large enough to provide allotments
as part of development.

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Within 2km of a higher education
establishment. Local primary school
(Gurney Pease) currently has spare
capacity and the school building/site has
capacity for expansion.

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use.
Development would result in the loss of
existing employment uses. Site is not
adjacent to a town or local centre.

SBRPLTL-

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.
Access can be taken from existing
highway infrastructure.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site development could result in the
remediation of potentially contaminated
land. Entire site is previously developed
'brownfield' land. Site classified as urban
(ALC - provisional).

SBRPLTL++

9. Make the most efficient use
of land and property.

The site lies adjacent to the East Coast
Mainline with existing employment uses
to the North. Owing to the size of the
site there is limited scope for mitigation.

SBRPLTL--

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

No designated sites, wider ecological
network and/or priority species will be
effected by this site.

SBRPLTL+
13. Protect and enhance
biodiversity and geodiversity.

Development should seek to enhance
existing green infrastructure in the area.SBRPLTL+14. Protect and enhance green

infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Site is close to the track bed of the
Stockton and Darlington Railway line.
Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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Brownfield site well located in relation to services and facilities. Public transport is also readily accessible
for the site. Overall the site scores positively against environmental and social objectives although
would result in the loss of employment premises. Site will be effected by noise from the railway line
which may be difficult to mitigate fully.

Overall Predicted Effect:

Potential Mitigation: Incorporate appropriate measures to minimise the potential impact of noise from East Coast
Mainline and adjacent employment uses.
Potential contamination from former uses would require remediation.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 178: East of River Skerne, North of John Street

Builders merchantsCurrent Use178Site Reference

HousingProposed UseEast of River Skerne, North of
John Street

Site Name

42Potential Housing Yield

n/aPotential Employment Yield1.41Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order5%0.07Flood Zone 2

0%0.00Ancient Woodland3%0.04Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites2%0.02Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-47.77High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 1200mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

The site is well served by services and
facilities in the local area. Well
connected to existing footpaths, cycle

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport. Brownfieldhousing, and improve the
site where the ability to deliver
affordable housing may be limited due
to site viability.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Able
to provide an element of affordable
housing and help support existing local
community facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the footpath/cycle network. Site has
reasonable access to existing healthLARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. facilities. Brownfield site not suitable to

provide allotments as part of
development.
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Within 2km of a higher education
establishment. Access to a bus route
with frequent service to higher education

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

facilities in Darlington (requires
changing buses in Darlington). Local
primary school currently has spare
capacity.

Within 20% most deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use.
Development would result in the loss of
existing employment uses. Site is not
adjacent to a town or local centre.

SBRPLTL-

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Access can be taken from adjacent
highway. Reinstatement of any
redundant industrial sized access/minor
footway works.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Entire site is previously
developed 'brownfield' land. Adjacent

SBRPLTL+/-

9. Make the most efficient use
of land and property.

to former gasworks site that may require
significant remediation work. If site can
be adequately remediated it scores
positively against this criteria. There is
also evidence of the site being formerly
used for landfill which will require further
investigation.

A railway line runs alongside the sites
northern boundary and the site is
adjacent to employment uses but there
I likely to be scope for mitigation.

SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

The vast majority of the site is within
Flood zone 1. A small portion of the site
is within Flood Zones 2 and 3.LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality. Site
is next to the River Skerne. Replacing

DWRPLTL+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

employment use with residential.
Former gasworks site that may require
significant remediation work. If site can
be adequately remediated it scores
positively against this criteria.

Potential to enhance and extend the
green infrastructure corridor along the
Skerne River.

SBRPLTL+
13. Protect and enhance
biodiversity and geodiversity.

Potential to link into Skerne River
footpath on opposite side of river and
enhance green corridor along railway
line.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.
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The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

The northernmost tip of the site is
located within the Northgate
Conservation Area. Adjacent to the

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

S&DR track route. The site adjoins the
Skerne Bridge, a ScheduledMonument,
one of Darlington’s most significant
heritage assets. Site development has
the potential to enhance the setting of
the Scheduled Monument. Scale and
design will be critical to potential impact,
with development set back from the
bridge and railway line on southern half
of the site. Landscaping improvements
on northern half of site with public
access and interpretation. Part of the
site is within an area of high
archaeological potential.

Brownfield site currently occupied by a builders merchants which would require relocation and
remediation. Also within close proximity to gasholder which, until removed, may restrict use of site. The
River Skerne to the West will also require consideration and a small part of the site is within a flood

Overall Predicted Effect:

zone and will require mitigation. The ability to deliver affordable housing on this site may be limited due
to site viability. Overall the site is well located in relation to access to services and public transport and
will have positive environmental effects if adequate mitigation can be provided.

Potential Mitigation: Site would require high quality design set back from the Skerne Bridge, with landscaping,
interpretation and public access on northern half of site, appropriate to the local and national
significance of the scheduled monument.
Potential to development masterplan this and adjacent sites linked to the Stockton and Darlington
Area Action Zone.
Potential relocation of existing business to suitable alternative premises/land.
Reinstatement of any redundant industrial sized access/minor footway works.
Footway to frontage of development required.
Investigate need for site remediation.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 237: Eastmount Road Coal Depot

Open space (non-designated)Current Use237Site Reference

HousingProposed UseEastmount Road Coal DepotSite Name

30Potential Housing Yield

n/aPotential Employment Yield2.06Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 1200mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is well served by services and
facilities in the local area. Well
connected to existing footpaths, cycle

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport. Able to
provide an element of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Able
to provide an element of affordable
housing and help support existing local
community facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the footpath/cycle network. Site has
reasonable access to existing healthLARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. facilities. Brownfield site not suitable to

provide allotments as part of
development.
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Within 2km of a higher education
establishment. Access to a bus route
with frequent service to higher education

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

facilities in Darlington (requires
changing buses in Darlington). Local
primary school currently has spare
capacity.

Majority of site is within 20% most
deprived areas under IMD crime
domain.

SBRPLTL-
5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use.
Development would result in the loss of
existing employment uses. Site is not
adjacent to a town or local centre.

SBRPLTL-

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Access could be taken from redundant
John St/Eastmount Rd access point.
Footway/access upgrades would be
recommended but site would creates
no significant traffic generation issues.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Site development could
result in the remediation of potentially
contaminated land. Majority of site is
greenfield land.

SBRPLTL+

9. Make the most efficient use
of land and property.

A railway line runs alongside the sites
northern boundary but there is scope
for mitigation. Retain and enhance treesSBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

and green corridor along northern
boundary of site to help buffer the
railway line.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Biodiverse brownfield site. Surveys
indicate species of conservation
concern are present on the site.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Potential to enhance the wildlife corridor
along the railway line. Site development
is likely to have some adverse effects
on the ecological network but
appropriate siting/scale and mitigation
should enable development.
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Site forms part of the wildlife corridor
alongside the railway line (links should
be retained). Development should
enhance the green corridor along
railway line.

SBRPLTL-

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Site is adjacent to the Stockton and
Darlington Railway line. Development
should ensure that it has no impact on
any S&DR remains and includes
interpretation.

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Open brownfield site that has previously been remediated from former railway use. Site is well located
in relation to services and public transport, however its development could have a negative impact on
ecology if fully developed as the site forms part of a wildlife corridor. Noise from the railway line would
require remediation. Site could potentially provide an element of affordable housing subject to viability.

Overall Predicted Effect:

Potential Mitigation: Enhance the wildlife corridor along railway line by retaining boundary trees and a generous
green buffer along the sites northern edge.
Provide footway/access upgrades.
Investigate need for site remediation.
Incorporate appropriate measures to minimise the potential impact of noise from railway line.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 271: Commercial and Kendrew Street Car Parks

Car parking areaCurrent Use271Site Reference

Housing and retailProposed UseCommercial and Kendrew Street
Car Parks

Site Name

26Potential Housing Yield

8,000 m2Potential Employment Yield2.44Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites7%0.16Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 800mPrimary school

Within 400mGP practice/hospitalWithin 1200mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for mixed use
development. The site is well served by
services and facilities in the local area.

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

Well connected to existing footpaths,housing, and improve the
cycle routes and public transport. Able
to provide an element of affordable
housing and lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Part of the site is within the town centre
with excellent access to key community
and cultural facilities. Potential for a mix

DWRPLTL++

2. Develop vibrant and
cohesive communities.

of uses on site. Able to provide an
element of affordable housing and help
support existing local community
facilities.

Good access to green infrastructure and
the footpath/cycle network. Site has
good access to existing health facilities.
Brownfield site not capable of
accommodating allotments.

LARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Within 2km of a higher education
establishment. Access to a direct bus
route with frequent service to higherDWRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education facilities in Darlington. Local
primary school currently has spare
capacity.

Within 20% most deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Potential mixed use development
including employment/commercial uses.
Located adjacent to other employment
uses in the town centre. Site has good
access to public transport.

DWRPLTL++

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
No significant traffic generation issues,
however loss of town centre car parking
would need to be considered/offset.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Non-residential buildings over 1,000
sqm will need to meet BREEAM ‘very
good’ standards. Site large enough to
potentially incorporate charging points
for electric vehicles.

Site classified as urban (ALC -
provisional). Site is unlikely to contain
contaminated land. Entire site is
previously developed 'brownfield' land.

SBRPLTL++

9. Make the most efficient use
of land and property.

Site straddles the A68 and much of the
site is within the town centre. There is
limited scope for mitigation.

LARPLTL- -
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air
quality that could not be fully mitigated.

LARPLT--
12. Protect and enhance air
and water quality and make
efficient use of water.

No designated sites, wider ecological
network and/or priority species will be
effected by this site.

SBRPLTL+
13. Protect and enhance
biodiversity and geodiversity.

There is an opportunity to improve
green infrastructure provision as part of
sites development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Partially within the Northgate
Conservation Area and adjacent to the
Town Centre Conservation Area.LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Development would need to consider
the setting of both conservation areas
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in terms of densities and design. There
are also a number of Listed buildings in
close proximity to the site. Within an
area of high archaeological potential.

Currently used as surface car park serving the town centre the loss of which may require relocation.
For retail uses this area would represent a logical extension to the town centre and for residential uses
access to services and public transport is excellent. Impact and severance caused by the A68 (St
Augustines Way) may be difficult to mitigate for residential uses in terms of noise pollution.

Overall Predicted Effect:

Potential Mitigation: Loss of town centre car parking would need to be considered/offset.
Incorporate appropriate measures to minimise the potential impact of noise from A68 (St
Augustines Way).
Make suitable provision for the education needs of new residents.
Consider the measures recommended by the Heritage Impact Assessment to avoid and/or
mitigate harm on the historic environment.
An archaeological evaluation of the site may be required prior to development.
A site specific Flood Risk Assessment may be required.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 351: South West Town Centre Fringe

Open space/car parkCurrent Use351Site Reference

EmploymentProposed UseSouth West Town Centre FringeSite Name

n/aPotential Housing Yield

4,000 m2Potential Employment Yield0.62Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for
employment/commercial development.
Well connected to existing footpaths,
cycle routes and public transport.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Site
would provide employment
opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the footpath/cycle network. Site has
reasonable access to existing health
facilities. Brownfield site not capable of
accommodating allotments.

LARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Within 2km of a higher education
establishment. Access to a direct bus
route with frequent service to higherLARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education facilities in Darlington.
Employment site that has potential to
create/support vocational training.

Within 20% most deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Site promoted for employment use. Site
development would provide new town
centre uses within the town centre.LARPLTL+

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Loss of any town centre parking space
needed to be considered.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Non-residential buildings over 1,000
sqm will need to meet BREEAM ‘very
good’ standards.

Site classified as urban (ALC -
provisional). Site is unlikely to contain
contaminated land. Entire site is
previously developed 'brownfield' land.

SBRPLTL++

9. Make the most efficient use
of land and property.

The site lies close to the A167 and is
within the town centre but there is scope
for mitigation.

LARPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

No designated sites, wider ecological
network and/or priority species will be
effected by this site.

SBRPLTL+
13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Adjacent to the Town Centre
Conservation Area and listed buildings
on Houndgate. Design, scale and layoutLARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

needs to respect setting of the listed
buildings. Design of the street frontage
onto Houndgate will be critical to level
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of impact on the adjacent listed
buildings. Within an area of high
archaeological potential.

Split site that is part currently and part formerly used for car parking. The site well located in relation
to access to services and public transport and would be suitable for town centre employment uses.
Sites are located adjacent to the Town Centre Conservation Area and a number of listed buildings
which will require consideration when determining the scale, massing, design and positioning of buildings.

Overall Predicted Effect:

Potential Mitigation: Loss of town centre car parking would need to be considered/offset.
Impact on heritage assets will require consideration.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 352: Barton St/Haughton Rd

EmploymentCurrent Use352Site Reference

Mixed useProposed UseBarton St/Haughton RdSite Name

20Potential Housing Yield

500 m2Potential Employment Yield1.49Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1600mTrain stationWithin 400mPrimary school

Within 1200mGP practice/hospitalWithin 800mSecondary school

Within 1200mLocal centre/shopping facilitiesWithin 400mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for mixed use
development. The site is well served by
services and facilities in the local area.

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

Well connected to existing footpaths,housing, and improve the
cycle routes and public transport.standard of existing housing,
Brownfield site where the ability to
deliver affordable housing may be
limited due to site viability.

especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Mixed us e site that
would provide employmentLARPLTL+/-

2. Develop vibrant and
cohesive communities.

opportunities. Brownfield site where the
ability to deliver affordable housing may
be limited due to site viability.

Good access to green infrastructure and
the footpath/cycle network. Closest GP
practice is situated some distance fromLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. the site. Brownfield site not large

enough to provide allotments as part of
development.
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Within 2km of a higher education
establishment. Access to a direct bus
route with frequent service to higher

LARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education facilities in Darlington. Local
primary school currently has spare
capacity and the school site has
capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site development could involve the
replacement of some existing
employment floorspace, resulting in

LARPLTL+/-

6. Achieve sustainable levels
of economic growth and
increase employment levels

short term loss/displacement ofand access to sustainable and
high quality employment
opportunities

employment activities, but ultimately
resulting in the provision of newmodern
premises. Site is not adjacent to a town
or local centre.

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Access can be taken from existing
highway infrastructure. No significant
traffic generation issues.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Site is unlikely to contain
contaminated land. Entire site is
previously developed 'brownfield' land.

SBRPLTL++

9. Make the most efficient use
of land and property.

The B6279 and Haughton Road are
close to the site but there is scope for
mitigation. Part of existing employment
area.

SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
Close to Rockwell Local Wildlife Site.

SBRPLT--
12. Protect and enhance air
and water quality and make
efficient use of water.

Site is within an area of high interest
with regards to Great Crested Newts.
Potential impact of development
capable of mitigation.

SBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

Site is in close proximity to existing open
space provision. Site development
would deliver new green infrastructure
to cater for the needs of the
development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Adjacent to two Grade II listed buildings,
St James Church and St William’s RC
Church. Potential to enhance settings

LARPLT-+
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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subject to high quality design, materials
and appropriate scale due to
replacement of current poor quality
structures that detract from the setting
of the buildings.

The site is well served by existing services and has good access to public transport links. There are a
number of existing businesses on site that would require relocation. Site is also likely to have some
contamination requiring remediation. Site could potentially provide an element of affordable housing.

Overall Predicted Effect:

Potential Mitigation: Footway/access upgrades for better usability. Reinstate any redundant access points to footway.
Investigate need for site remediation.
Potential relocation of existing businesses to suitable alternative premises/land.
A site specific Flood Risk Assessment may be required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 366: Meynell Road (East)

Employment/retail/storage space
(wasteland)

Current Use366Site Reference

EmploymentProposed UseMeynell Road (East)Site Name

n/aPotential Housing Yield

TBCPotential Employment Yield10.28Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order1%0.10Flood Zone 2

0%0.00Ancient Woodland2%0.19Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites4%0.39Conservation Area

0%0.00Landfill site0%0.05Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-142.41High Pressure Gas Mains*7%0.73Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 400mTrain stationWithin 800mPrimary school

Within 400mGP practice/hospitalWithin 1200mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development.Well connected to existing
footpaths, cycle routes and public
transport.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Site
would provide employment
opportunities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the footpath/cycle network. Site has
good access to existing health facilities.
Brownfield site not suitable to provide
allotments as part of development.

LARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Within 2km of a higher education
establishment. Access to a bus route
with frequent service to higher education

LARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

facilities in Darlington (requires
changing buses in Darlington).
Employment site that has potential to
create/support vocational training.

Within 20% most deprived areas under
IMD crime domain. An intermediate
pressure gas pipe crosses the site.

SBRPLTL-
5. Improve the safety and
security of people and property.

Large site promoted for employment
use located adjacent to an existing
employment area. Site has good access
to public transport. Site is not adjacent
to a town or local centre.

LARPLTL++

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Highway access is good with footway
links also present.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Non-residential buildings over 1,000
sqm will need to meet BREEAM ‘very
good’ standards. Site large enough to
potentially incorporate charging points
for electric vehicles.

Site classified as urban (ALC -
provisional). Entire site is previously
developed 'brownfield' land. Contains

SBRPLTL+

9. Make the most efficient use
of land and property.

former gaswork sites. Site development
could potentially result in contamination
depending on employment use but
could equally help to remediate site.

Part of existing employment area and
there are railway lines running along the
sites southern and eastern boundary.
There is scope to mitigate the impact of
the railway lines.

SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

The majority of the site is within Flood
zone 1. A portion of the site is within
Flood Zones 2 and 3. No significant riskLARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding. of flooding from surface water, but site

layout and design should consider
potential implications of flooding.

Large site promoted for employment
use. Site development could potentially
have a limited negative effect on localLARPLT-- -

12. Protect and enhance air
and water quality and make
efficient use of water.

air and water quality that could not be
fully mitigated. The River Skerne
crosses the site.

Retain existing open areas on the site.
Development would need to buffer and
protect the wildlife corridors along theLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

railway lines. The North East corner of
the site is within a Great Crested Newts
area of consideration.
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Potential loss of biodiverse brownfield
land adjacent to the railway line.LARPLT--14. Protect and enhance green

infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

The South West corner or the site is
within the Northgate Conservation Area.
The site includes the Skerne Bridge, a

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Scheduled Monument, one of
Darlington’s most significant heritage
assets. Site development has the
potential to enhance the setting of the
ScheduledMonument. Scale and design
will be critical to potential impact, with
development set back from the bridge
and railway line. Adjacent to the
Stockton & Darlington Railway (S&DR)
track route. Potential for archaeology
relating to the railway on the site.
Potential for interpretation for Skerne
Bridge/S&DR as part of development.
Would require high quality design to
protect setting of the Skerne Bridge and
conservation area. Part of the site is
within an area of high archaeological
potential.

Site with existing employment and retail development but includes areas of vacant and underused land
that could potentially be developed. Well located in relation to public and sustainable transport links.
Has the potential to improve connectivity and interpretation of the historic S&DR route and Skerne

Overall Predicted Effect:

Bridge scheduled monument. Contains areas of biodiverse brownfield land that form part of a green
corridor alongside the railway lines. Impact from employment uses on the River Skerne that runs through
the site will require further consideration.

Potential Mitigation: No building on the line of the S&DR route.
Maintain an appropriate green buffer alongside the railway lines.
Remediation of on-site contamination required and significant demolition if redevelopment
proposed.
Mitigate potential impact on water quality of River Skerne.
Great Crested Newts area will require further consideration and appropriate mitigation.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site and from the railways.
Provide suitable mitigation for areas of site at risk of flooding and incorporate suitable
drainage/flood prevention measures.
Incorporate appropriate mitigation/offsetting of the intermediate pressure gas pipe crossing the
site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 372: Fenby Avenue

Open space (Lascelles
Park)/primary school

Current Use372Site Reference

HousingProposed UseFenby AvenueSite Name

24Potential Housing Yield

n/aPotential Employment Yield0.49Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-10mPublic Right of Way*

-0.00High Pressure Gas Mains*100%1.19Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 400mPrimary school

Within 800mGP practice/hospitalWithin 1200mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 1200mHigher education

Within 400mOpen spaceWithin 800mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is well served by services and
facilities in the local area. Reasonably
well connected to existing footpaths,

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport. Able
to provide an element of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities but
would result in the loss of open space.LARPLTL-

2. Develop vibrant and
cohesive communities.

Able to provide an element of affordable
housing and help support existing local
community facilities.

Site has good access to green
infrastructure but would result in the loss
of open space. Site has reasonableLARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. access to existing health facilities.
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Greenfield site not large enough to
provide allotments as part of
development.

Within 2km of a higher education
establishment. Access to a bus route
with frequent service to higher education

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

facilities in Darlington (requires
changing buses in Darlington). Close to
two primary schools both of which
currently have spare capacity.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not adjacent to a town or local centre.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Access can be taken from existing
highway infrastructure. No significant
traffic generation issues.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL0

9. Make the most efficient use
of land and property.

The site is adjacent to The Rydal
Academy with limited scope for
mitigation of noise.

SBRPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL+

12. Protect and enhance air
and water quality and make
efficient use of water.

Development would involve the loss of
open space impacting on the local
ecological network, but appropriate
mitigation should enable development.

LARPLTL-

13. Protect and enhance
biodiversity and geodiversity.

Site development would result in the
loss of open space. The site contains a
number of trees that could be affected
by development.

LARPLTL- -

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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Site is currently open space, the loss of which will require appropriate replacement/compensation. The
site should be capable of providing an element of affordable housing to help meet local needs. The
site is well served by existing services and public transport links but loss of open space will have some
negative environmental and social impacts.

Overall Predicted Effect:

Potential Mitigation: Appropriate replacement/compensation for loss of open space.
Incorporate appropriate measures to minimise the potential impact of noise from the adjacent
school.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 368: Central Park South

Commercial / B1 and B2Current Use368Site Reference

EmploymentProposed UseCentral Park SouthSite Name

n/aPotential Housing Yield

20,000 sqmPotential Employment Yield9.84Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

68%6.72Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites2%0.2Conservation Area

2%0.2Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*30%2.94Open space

-0.00Overhead Powerlines*1%0.07Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 1200mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 400mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

Site proposed for
employment/commercial development.
Well connected to existing footpaths and
cycle routes.LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site would provide employment
opportunities. Site is adjacent to the
town centre with excellent access to key
community and cultural facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant new
green infrastructure provision. Site has
good access to existing health facilities.

LARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Excellent access to higher education
facilities with Darlington College located
to the north of the site. Employment site
that has potential to create/support
vocational training.

CBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Part of the site is within the 20% most
deprived areas under IMD crime
domain. The site will have noSBRPLTL+/-

5. Improve the safety and
security of people and property.

detrimental impact on safety and
security. There are no major industrial
hazard zones close to the site.

Large site promoted for employment
use located adjacent to an existing
employment area. Site development
would introduce new employment
activity close to the town centre.

DWRPLTL++

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site largely developedprivate vehicles, maximising
access to public transport and
active travel modes.

already with signalised junction and
pedestrian links designed for magnitude
of full site.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. materials, energy efficiency of building).

Non-residential buildings over 1,000
sqm will need to meet BREEAM ‘very
good’ standards. Site large enough to
potentially incorporate charging points
for electric vehicles.

Large site promoted for employment
use that could result in the remediation
of contaminated land, but also result in

SBRPLTL++

9. Make the most efficient use
of land.

contamination depending on the
employment use. The site contains part
of a former landfill site (Area C East of
Railway Line). Entire site is previously
developed 'brownfield' land. Site
classified as urban (ALC - provisional).

The site lies adjacent to East Coast
Mainline and is close to the town centre.
Site proposed for employment use.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood Zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
Large site promoted for employment
use close to a nature conservation site
(Central Park Local Wildlife Site).

LARPLT-- -

12. Protect and enhance air
and water quality and make
efficient use of water.

Site includes Central Park Local Wildlife
Site an urban grassland site.
Development is likely to have anLARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

adverse effect on biodiversity and the
wider ecological network that will require
mitigation. Site is large enough to
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accommodate additional tree planting
and green infrastructure as part of
development

The site contains wildlife friendly open
space and numerous trees in the
eastern half of the site. Site

SBRPLTL+/-

14. Protect and enhance green
infrastructure of all types.

development would result in the loss of
an area of open space but will deliver
new accessible green infrastructure to
cater for the needs of the development.

The site is located within a settlements
built up area.LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

The site is adjacent to the Parkgate
Conservation Area. Development is
likely to enhance or better reveal
elements which contribute to the local
heritage.

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Large site promoted for employment use located close to the town centre and will excellent access to
local services and facilities, including public transport and higher education facilities. Site development
will result in the loss of existing open space and a Local Wildlife Site, however the site is overgrown
and unsightly. Site is on the edge of the Parkgate Conservation Area. Site will provide employment
opportunities and enhance economic growth. Brownfield site close to the centre of Darlington town.

Overall Predicted Effect:

Potential Mitigation: Site would need to be masterplanned and will require extensive engagement with infrastructure
and service providers to ensure new development is fully supported.
Provide a suitable landscape buffer to East Coast Mainline and residential areas to the East and
North of the site.
Improve walking and cycling connections across the site and with Bank Top Station and Teesside
University and College.
Site development would require mitigation for the loss of open space.
Development should protect the setting of the Conservation Area
Ecological report required to consider impact on the natural environment.
Incorporate appropriate measures to minimise the potential impact of noise from the East Coast
Mainline.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 411: Chesnut Street Car Park to Eastmount Road

Car park/park landCurrent Use411Site Reference

HousingProposed UseChesnut Street Car Park to
Eastmount Road

Site Name

30Potential Housing Yield

n/aPotential Employment Yield1.37Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order5%0.06Flood Zone 2

0%0.00Ancient Woodland5%0.07Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*64%0.87Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalWithin 800mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 400mHigher education

Within 400mOpen spaceWithin 400mEmployment opportunities

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

The site is well served by services and
facilities in the local area. Well
connected to existing footpaths and

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes. Able to provide an element
of affordable housing and lifetime
homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Able to provide an element of affordable
housing and help support existing local
community facilities in the town,

LARPLTL0

2. Develop vibrant and
cohesive communities.

however, site development could result
in the loss of a community facility (open
space). Site is adjacent to the town
centre with excellent access to key
community and cultural facilities.
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Site has good access to green
infrastructure and the public rights of
way network, but would result in the loss

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. of at least part of an existing open

space. Good access to the
walking/cycle network. Site has good
access to existing health facilities. The
site is not large enough to provide
allotments as part of development.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 2km of a

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment.
Corporation Road and Gurney Pease
schools almost equally close to the site
both have significant available capacity.
Gurney Pease also has the potential for
expansion if required.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Development would result in the loss of
employment uses (Chesnut Street car
park and lorry/coach park). However, itSBRPLTL+/-

6. Achieve sustainable levels
of economic growth and
increase employment levels

would introduce new residential
development within 400m of the town
centre.

and access to sustainable and
high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Access possible from various options,private vehicles, maximising
access to public transport and
active travel modes.

possibly an extension of lodge Street
but limited numbers owing to reliance
on on-street parking. Chesnut Street
probably less restrictive.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Over half of the site is open
space with the remainder previouslySBRPLTL+

9. Make the most efficient use
of land.

developed 'brownfield' land. Site is
adjacent to employment premises but
is unlikely to contain contamination land.

Site is adjacent to an employment area
and the B6279 Haughton Road, a major
arterial route. However, there is likelySBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

to be scope for sufficient mitigation on
the site subject to appropriate design
and layout.

The majority of the site is within Flood
zone 1 but with a small part of the site
within Flood Zones 2 and 3 in the sites
south west corner.

LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

No designated sites, wider ecological
network and/or priority species will be
effected by this site. However, there are

SBRPLTL0
13. Protect and enhance
biodiversity and geodiversity.
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a number of mature trees are present
on the eastern half of the site that
should be retained where possible.

Site development would result in the
loss of existing green infrastructure with
limited scope for replacement.

LARPLTL- -
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.LARPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Within an area of high archaeological
potential. Boundary encompasses the
site of the former East Mount Lodge.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Archaeological investigation may be
required prior to development. However,
development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

Around half of the site is currently open space, the loss of which will require appropriate
replacement/compensation. Development would result in the loss of a long stay car and lorry park
facility which could have negative economic impacts if no alternative provision is made. The sites south

Overall Predicted Effect:

west corner is also affected by flooding which would require mitigation. It is well located in relation to
access to services and facilities in the town centre. Existing business uses to the west of the site may
cause amenity issues. The site should be capable of providing an element of affordable housing to
help meet local needs.

Potential Mitigation: Site development would require mitigation for the loss of open space.
Retain mature trees on the site.
Potential requirement to relocate car park and bus/coach.
Investigate need for site remediation.
Incorporate appropriate measures to minimise the potential impact of noise from the adjacent
employment area.
Provide suitable mitigation for areas of site at risk of flooding.
Make suitable provision for the education needs of new residents.
An archaeological evaluation of the site may be required prior to development.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
Development proposals will need to consider an appropriate programme of targeted archaeological
evaluation and mitigation prior to development.
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Site 412: 12-18 Skinnergate

Existing Buildings and former retail
Units on Skinnergate

Current Use412Site Reference

Retail and housingProposed Use12-18 SkinnergateSite Name

15Potential Housing Yield

n/aPotential Employment Yield0.22Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites100%0.21Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 400mPrimary school

Within 400mGP practice/hospitalWithin 800mSecondary school

Within 400mLocal centre/shopping facilitiesWithin 800mHigher education

Within 400mOpen spaceWithin 400mEmployment opportunities

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is well served by services and
facilities in the local area. Well
connected to existing footpaths and

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes. Able to provide an element
of affordable housing and lifetime
homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Able to provide an element of affordable
housing and help support existing local
community facilities. Site is within the

LARPLTL++

2. Develop vibrant and
cohesive communities.

town centre with excellent access to key
community and cultural facilities. Site
would provide employment
opportunities.
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Good access to the walking/cycle
network, green infrastructure and
existing health facilities. Brownfield site
not suitable to providing allotments as
part of development.

LARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 2km of a

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment. Local
primary schools currently has spare
capacity and at least one is capable of
expansion.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Site development would involve the
refurbishment of some existing
commercial floorspace, resulting in short

SBRPLTL+

6. Achieve sustainable levels
of economic growth and
increase employment levels

term loss/displacement of employmentand access to sustainable and
high quality employment
opportunities

activities, but ultimately resulting in the
provision of newmodern premises. Site
development would introduce new
residential activity within to the town
centre.

Town centre site with excellent
connections to public transport services.
Level of car parking provision required
will need to be carefully considered.SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an impact
but will be required to adhere to relevant
national standards (construction,
materials, energy efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Site classified as urban (ALC -
provisional). Entire site is previously
developed 'brownfield' land.

SBRPLTL++

9. Make the most efficient use
of land.

Site is within the town centre but there
is sufficient scope for mitigation.SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

No designated sites, wider ecological
network and/or priority species will be
effected by this site.

SBRPLTL+
13. Protect and enhance
biodiversity and geodiversity.

Town centre site. Development would
have no effect on the provision of green
infrastructure in the town.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

The site is within the Town Centre
Conservation Area and contains the
Grade II listed No. 12 Skinnergate.

LARPLT-++
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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There are a number of other designated
heritage assets adjacent to the site.
Development has the potential to
enhance elements which contribute to
the significance of a designated heritage
asset. Within an area of high
archaeological potential.

The site is located within Darlington town centre with excellent access to services and facilities, including
public transport and employment opportunities. The site should be capable of providing an element of
affordable housing to help meet local needs. The site is within the Town Centre Conservation area and
includes the Grade II listed No. 12 Skinnergate.

Overall Predicted Effect:

Potential Mitigation: Development should be in keeping with the distinctive qualities of the Town Centre Conservation
Area, and conserve the historic assets in the vicinity of the site along with their settings.
Design and materials to respect adjacent traditional properties.
Sympathetic design of shopfronts onto Skinnergate.
Potential relocation of existing businesses to suitable alternative premises/land.
Incorporate appropriate measures to minimise the potential impact on residential amenity from
town centre commercial premises.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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South East Darlington

Picture 4 South East Darlington SA Site Options
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Site 20: Great Burdon

Agricultural landCurrent Use20Site Reference

HousingProposed UseGreat BurdonSite Name

1,250Potential Housing Yield

n/aPotential Employment Yield88.39Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order6%4.97Flood Zone 2

0%0.00Ancient Woodland18%15.86Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.01Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-467.21Public Right of Way*

-564.06High Pressure Gas Mains*0%0.01Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 800mEmployment area

Within 1200mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not currently well served by
services and facilities but is capable of
providing a range of local services and

DWIPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

facilities to meet the needs of residentshousing, and improve the
as part of development. Well connectedstandard of existing housing,
to existing footpaths, cycle routes andespecially to provide for young

people, families and older
people.

public transport and provides the
opportunity to create new
routes/services strengthening
connections with surrounding areas.
Capable of providing a significant
amount of affordable housing and
lifetime homes.

Large site with potential for mixed use
development, incorporating community
facilities, along with significant levels of

LARPLTL+

2. Develop vibrant and
cohesive communities.

affordable housing. Site is not close to
key community and cultural facilities but
is a large site with the potential for to
include community facilities.
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Good access the PROW/cycle network.
Site is large enough to accommodate
significant new green infrastructure

LARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. provision. Site is somewhat distant from

local GP provision. Large site with the
potential to deliver new health facilities
and allotments as part of the
development.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 5km of a

DWRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment. Large
site that has the potential to
create/support vocational training
through the construction and marketing
process. Local primary school currently
has spare capacity and the school
building/site has capacity for expansion.

Within 20% least deprived areas under
IMD crime domain. An intermediate
pressure gas pipe crosses the
westernmost corner of the site.

SBRPLTL+

5. Improve the safety and
security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre butLARPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

is large enough to provide a new local
centre at an appropriate scale to serve
the needs of the development.

Site is close to a number of bus routes
with a frequent service allowing access
to services/facilities and job

DWRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service, and to
provide new facilities on site to serve
the needs of the development. Access
could be taken fromCross Town Route,
site bounded by A66 on two sides which
is controlled by Highways England.
Traffic generation will be significant
given scale of development, impacting
on the highway network.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

The majority of the site is Grade 3b
agricultural land, with around 15%
Grade 2 or 3a (Post 1988 – ALC). Entire
site is greenfield land. Site is unlikely to
contain contaminated land.

SBRPLTL-

9. Make the most efficient use
of land and property.

The site is adjacent to the A66, A1150
and B6279 but there is scope for
mitigation on the site. Electricity pylons
are located towards the northern edge
of the site.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

The majority of the site is within Flood
zone 1. A portion of the site is within
Flood Zones 2 and 3. No significant risk
of flooding from surface water.

LARRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.
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Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodateLARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

additional tree planting and open space.
The River Skerne runs alongside the
sites western boundary.

Adjacent to Red Hall Local Wildlife Site.
A PROW crosses the western half of
the site north south. Site development
could enhance links between existing
wildlife friendly areas.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Site is adjacent to the green corridor
running alongside the River Skerne and
the Redhall Wetland. Opportunity for
significant river landscape restoration
scheme as part of site development.

LARPLT-++

14. Protect and enhance green
infrastructure of all types.

Large site on the urban edge visible
from the surrounding area that will be
sensitive to change. Situated at corner

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

of one of the main arterial routes into
Darlington. Due to the openness of the
southern boundary the site forms a
gateway into eastern Darlington along
the B6279. The southern part of the site
exhibits a lower landscape and visual
sensitivity to development than themore
elevated central and northern parts of
the site which also provide landscape
setting for the Scheduled Monument.
The area within the site which is
designated GreenWedge will also have
a higher landscape sensitivity to
development.

A Scheduled Monument (a World War
II bombing decoy control shelter) is
located within the site. Archaeological

LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

cropmarks. Consideration of the
Scheduled Monument must inform the
site layout and design, including a
significant buffer to the monument.
S&DR route runs along the site
southern boundary. Part of the site is
within an area of high archaeological
potential.

Site is not currently well served by community facilities but large enough to provide a range of facilities
on site. However, the site is well connected to existing footpaths, cycle routes and public transport.
The site should be capable of providing a significant amount of affordable housing to help meet local

Overall Predicted Effect:

needs. There is currently capacity at the local primary school. Would be capable of making significant
provision of new green infrastructure and restoring the river landscape. The site contains a Scheduled
World War II bombing decoy that should inform the design and layout of the site and be protected. Part
of the site is within flood zones 2 and 3.

Potential Mitigation: Protect and enhance the Scheduled Monument, including a significant buffer and sympathetic
design consideration. A setting assessment must inform design and layout of site.
Provide interpretation of the S&DR route along southern boundary.
Protect and enhance river corridor including significant new green infrastructure provision.
Contribution to HE network to mitigate traffic impact on A66 roundabouts and McMullen Rd.
Incorporate appropriate measures to minimise the potential impact of noise from the A66, A1150
and B6279
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Incorporate appropriate mitigation/offsetting of the intermediate pressure gas pipe crossing the
site.
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Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 80: East of Lingfield Point (Housing)

Agricultural landCurrent Use80Site Reference

HousingProposed UseEast of Lingfield PointSite Name

250Potential Housing Yield

n/aPotential Employment Yield10.30Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*4%0.38Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1200mGP practice/hospitalBeyond 1600mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site has reasonable access to
services and facilities and is well
connected to existing footpaths, cycle

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport. Capable of
providing a significant amount of
affordable housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities, although the
supermarket/retail premises at Morton

LARPLTL0

2. Develop vibrant and
cohesive communities.

Park are within 1200m. Able to provide
an element of affordable housing and
help support existing community
facilities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. GP

practice is situated some distance from
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the site. Majority of site is greenfield
land. Part of the site has previously
been used for allotments.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 5km of a

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment. Local
primary school currently has spare
capacity and the school building/site
has capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site assessed purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Good highway links possible, no
significant issues although may be
some impact on McMullen Road.

private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

The majority of the site is Grade 3
agricultural land with the remainder
being urban (ALC - provisional). Most

SBRPLTL-

9. Make the most efficient use
of land and property.

of the site is greenfield land. Site could
potentially be contaminated due to
adjacent industrial uses - development
would result in remediation.

Site is adjacent to an employment area
and the B6279 and there is limited
scope for mitigation.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodateLARPLTL+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

additional tree planting and open space.
A wetland area is located to the north
of the site.

A PROW runs along the sites southern
boundary. Development would result in
the loss of species rich meadow. South

LARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

West corner of site cuts across small
woodland area (a roost for starlings).
Site development could help to create
links between existing wildlife friendly
areas.

The site lies across the road from the
Redhall Wetland.SBRPLTL014. Protect and enhance green

infrastructure of all types.
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Medium landscape sensitivity with some
capacity to accept change with
appropriate mitigation.

LARPLT-+/-
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Northern boundary adjacent to the
S&DR line.LARPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site has reasonable access to services and facilities and is well connected to existing footpaths,
cycle routes and public transport. The site should be capable of providing a significant amount of
affordable housing to help meet local needs. Development would result in the loss of species rich

Overall Predicted Effect:

meadow. There is currently capacity at the local primary school. Site would be likely to experience
disturbance from the adjacent employment area and the B6279. Site could potentially be contaminated
due to adjacent industrial uses and may require remediation.

Potential Mitigation: Contribution is likely to be sought from Highways England for addition traffic on the network
pending Transport Assessment.
Investigate need for site remediation.
Retain the small woodland area in the sites south west corner.
Impact on nature conservation interests would need to inform development and appropriate
mitigation requirements.
Incorporate appropriate measures to minimise the potential impact of noise/dust/vibration from
B6279 and adjacent employment use.
A site specific Flood Risk Assessment may be required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 80: East of Lingfield Point (Employment)

Agricultural landCurrent Use80Site Reference

EmploymentProposed UseEast of Lingfield PointSite Name

n/aPotential Housing Yield

20,000 sqmPotential Employment Yield10.30Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*4%0.38Open space

-Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1200mGP practice/hospitalBeyond 1600mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. The site is well connected
to existing footpaths, cycle routes and
public transport.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities, although the
supermarket/retail premises at Morton
Park are within 1200m. Site would
provide employment opportunities.

LARPLTL-

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. GP

practice is situated some distance from
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the site. Majority of site is greenfield
land. Part of the site has previously
been used for allotments.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 5km of aDWRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment.
Employment site that has potential to
create/support vocational training.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site assessed for employment
use adjacent to existing employment
area. Good access to public transport.
Site is not close to a town or local
centre.

LARPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site is large enough to potentiallyprivate vehicles, maximising
access to public transport and
active travel modes.

contribute towards a new/extended bus
service. Good highway links possible,
no significant issues. Some impact on
McMullen Road. Cumulative impact of
additional traffic with warehouse
development site located on site 367, -
now approved.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

The majority of the site is Grade 3
agricultural land with the remainder
being urban (ALC - provisional). MostSBRPLTL-

9. Make the most efficient use
of land and property.

of the site is greenfield land. Site could
potentially result in contamination
depending on employment use.

Site is adjacent to an employment area
and the B6279 and there is limited
scope for mitigation.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully
mitigated. A wetland area is located to
the north of the site.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROW runs along the sites southern
boundary. Development would result in
the loss of species rich meadow. SouthLARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

West corner of site cuts across small
woodland area (a roost for starlings).
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Site development could help to create
links between existing wildlife friendly
areas.

The site lies across the road from the
Redhall Wetland. Site development
would deliver new accessible green
infrastructure to cater for the needs of
the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

Medium landscape sensitivity with some
capacity to accept change with
appropriate mitigation.

LARPLT-+/-
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Northern boundary adjacent to the
S&DR line.LARPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site has reasonable access to services and facilities and is well connected to existing footpaths,
cycle routes and public transport. Development would result in the loss of an area of species rich
meadow. Development would create an opportunities for new businesses adjacent to an existing

Overall Predicted Effect:

established employment area. Site would be likely to experience disturbance from the adjacent
employment area and the B6279. Site could potentially be contaminated due to adjacent industrial
uses and may require remediation.

Potential Mitigation: Contribution is likely to be sought from Highways England for addition traffic on the network
pending Transport Assessment.
Investigate need for site remediation.
Impact on nature conservation interests would need to inform development and appropriate
mitigation requirements.
Retain the small woodland area in the sites south west corner.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 218: NW of Snipe Lane

Agricultural landCurrent Use218Site Reference

HousingProposed UseNW of Snipe LaneSite Name

56Potential Housing Yield

n/aPotential Employment Yield2.01Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 1600mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 400mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not currently well served by
services and facilities, with access
interrupted by railway lines on the north

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

and west side of the site. The only routehousing, and improve the
north into Darlington is via Neashamstandard of existing housing,
Road. Capable of providing an element
of affordable housing and lifetime
homes.

especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities. Able to provide an
element of affordable housing and help
support existing community facilities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW network. GP practice is
situated some distance from the site.LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Greenfield site not large enough to

provide allotments as part of
development.
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Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). A direct
bus route offering a reduced frequency
service is also accessible. Within 5km
of a higher education establishment.
Close to a couple of local primary
schools that currently have space
capacity but the school buildings/sites
have no capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

SBRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. If via Snipe Lane, the siteprivate vehicles, maximising
access to public transport and
active travel modes.

is located a long way from the nearest
adopted highway (600m) and this would
need to be constructed to an adoptable
standard which may be cost prohibitive.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

The majority (96%) of the site is Grade
3b agricultural land, with the remainder
classified as other land (Post 1988 –SBRPLTL0

9. Make the most efficient use
of land and property.

ALC). Most of site is greenfield land.
Site is unlikely to contain contaminated
land.

The site is close to the A66 and a
railway line but there is sufficient scope
for mitigation.

SBRPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Adjacent to GenevaWood Local Nature
Reserve. A PROW runs alongside the
sites north and east boundaries.

SBRPLTL0
13. Protect and enhance
biodiversity and geodiversity.

Next to Geneva Woods open space.
Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

The site is located on the edge of the
settlements built up area hemmed in by
the A68 to the south and railway lines
to the North and West.

SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.
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Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is not currently well served by services and facilities, with access interrupted by railway lines
on the north and west side of the site. Site is reasonably close to public transport services. The site
should be capable of providing an element of affordable housing to help meet local needs. On its own,
this site is somewhat isolated for the rest of the urban area but could be brought forward with adjacent
land. Generally the site scores neutrally against the sustainability criteria.

Overall Predicted Effect:

Potential Mitigation: Provide improved connectivity into Darlington by walking and cycling.
Provision of suitable services and facilities to serve the development and reduce the need to
travel.
Likely to require S278 works for access/junction works.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 243: Snipe Lane, Hurworth Moor

Agricultural landCurrent Use243Site Reference

HousingProposed UseSnipe Lane, Hurworth MoorSite Name

882Potential Housing Yield

n/aPotential Employment Yield31.70Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1,654.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1200mGP practice/hospitalBeyond 1600mSecondary school

Within1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 400mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not currently well served by
services and facilities, with access
interrupted by railway lines on the north

DWIPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

and west side of the site. The only routehousing, and improve the
north into Darlington is via Neashamstandard of existing housing,
Road. Capable of providing a significant
amount of affordable housing and
lifetime homes.

especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities. Able to provide an
element of affordable housing and help
support existing community facilities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW network. Site is large
enough to accommodate significant new

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. GP

practice is situated some distance from
the site. Greenfield site not large
enough to provide allotments as part of
development.
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Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). A direct
bus route offering a reduced frequency
service is also accessible. Within 5km
of a higher education establishment.
Close to a couple of local primary
schools that currently have space
capacity but the school buildings/sites
have no capacity for expansion. Large
site that has the potential to
create/support vocational training
through the construction and marketing
process.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service, and to
provide new facilities on site to serve
the needs of the development. Site
development will have some significant
localised transport/accessibility impacts
that will require substantial new
infrastructure to mitigate to acceptable
levels.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

The majority (96%) of the site is Grade
3b agricultural land, with the remainder
classified as other land (Post 1988 –

SBRPLTL0

9. Make the most efficient use
of land and property.

ALC). Majority of site is greenfield land.
The majority of the site is unlikely to
contain contaminated land, however the
site does contain a former landfill site.

The site is next to the A66 and Mowden
Park Stadium, and railway lines run
adjacent to the sites north and west
boundary but there is sufficient scope
for mitigation within the site.

LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodate

LARPLT-+/-
12. Protect and enhance air
and water quality and make
efficient use of water.
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additional tree planting and open space.
Adjacent to area of nature conservation
interest.

Adjacent to GenevaWood Local Nature
Reserve. Site is of interest with regards
to Great Crested Newts. A number ofLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

PROW cross the site. Numerous
hedgerows across site that will be
affected.

The site contains a PROW. Site
development would deliver significant
new accessible green infrastructure to
cater for the needs of the development
and enhance existing spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

The site is located on the edge of the
settlements built up area hemmed in by
the A68 to the south and railway lines

LARPLT-++

15. Protect and enhance the
character and quality of
Darlington’s landscape.

to the North and West. Whilst
development of this large site would
make a noticeable difference to the
landscape on the south side of
Darlington, the landscape and visual
sensitivity of the site is considered to be
low.

Railway cottages in north east corner
of site. Development is unlikely to affect
any elements which contribute to the
significance of a heritage asset.

SBRPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is not currently well served by services and facilities, with access interrupted by railway lines
on the north and west side of the site. Site is reasonably close to public transport services. The site
should be capable of providing a significant amount of affordable housing to help meet local needs.
Adjacent to Geneva Wood and Brankin Moor Local Nature Reserves (LNR). Large enough to make
significant provision of new green infrastructure.

Overall Predicted Effect:

Potential Mitigation: Improve connectivity into Darlington by walking and cycling.
Provision of suitable services and facilities to serve the development and reduce the need for
residents to travel.
Provision of appropriate landscape and other mitigation, including landscape buffer, to reduce
impact on Geneva Woods LNR.
Increase physical links and connectivity between Geneva Woods LNR and Brankin Moor LNR.
Improve access to a frequent bus service.
Incorporate appropriate measures to minimise the potential impact of noise and vibration from
the A66 and railway lines.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 244: Lingfield Point East

Employment/open spaceCurrent Use244Site Reference

Mixed useProposed UseLingfield Point EastSite Name

331Potential Housing Yield

TBCPotential Employment Yield10.94Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*4%0.42Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1600mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for mixed use
development. The site has good access
to services and facilities and is well

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

connected to existing footpaths, cyclehousing, and improve the
routes and public transport. Capable of
providing a significant amount of
affordable housing and lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Able to provide an
element of affordable housing and help

LARPLTL+

2. Develop vibrant and
cohesive communities.

support existing community facilities.
Site could provide employment
opportunities as part of a mixed use
development.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. GP

practice is situated some distance from
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the site. Brownfield site not suitable to
providing allotments as part of
development.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 5km of a

LARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment. Local
primary school currently has spare
capacity and the school building/site
has capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for mixed housing
and employment uses adjacent to
existing employment area. Depending

LARPLTL+/-

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

on final mix/layout, development could
result in the loss of some employment
space but would provide new modern
premises. Good access to public
transport. Site is not close to a town or
local centre.

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Site currently in use so redevelopment
may not create significant additional
traffic, highway access is already in
place.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Site classified as urban (ALC -
provisional). Most of the site is
previously developed ‘brownfield’ land.SBRPLTL+

9. Make the most efficient use
of land and property.

Site could potentially result in
contamination depending on
employment use.

Site is adjacent to an employment area
and the B6279 and there is limited
scope for mitigation.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Existing employment site. Site is likely
to have a limited effect on local air
quality that could be mitigated. A
wetland area is located to the north of
the site.

LARPLT-0

12. Protect and enhance air
and water quality and make
efficient use of water.
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A PROW runs alongside the sites
southern boundary. Raised reservoir
along southern edge of site along with

SBRPLT--

13. Protect and enhance
biodiversity and geodiversity.

small woodland area (a roost for
starlings). Development would result in
the loss of an area of species rich
meadow.

The site lies close to the Redhall
Wetland.SBRPLTL014. Protect and enhance green

infrastructure of all types.

Much of the site is within the
settlements built up area.LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Northern boundary adjacent to the
S&DR lineLARPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Much of the site is brownfield land consisting existing and former employment uses. The site has good
access to services and facilities and is well connected to existing footpaths, cycle routes and public
transport. The site should be capable of providing a significant amount of affordable housing alongside
employment opportunities as part of amixed use development. Redevelopment may not create significant
additional traffic.

Overall Predicted Effect:

Potential Mitigation: Possible contribution required towards new highway infrastructure to mitigate for additional traffic
generation.
Make suitable provision for the education needs of new residents.
Retain the small woodland area in the sites south east corner.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 308: Firth Moor Open Space

Open space/informalCurrent Use308Site Reference

HousingProposed UseFirth Moor Open SpaceSite Name

60Potential Housing Yield

n/aPotential Employment Yield2.84Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*100%2.84Open space

-0.00Overhead Powerlines*100%2.84Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site has good access to services
and facilities and is reasonably well
connected to existing footpaths, cycle

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport but withhousing, and improve the
scope for improvement. Capable of
providing an element of affordable
housing and lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities but its
development would result in the loss ofLARPLTL- -

2. Develop vibrant and
cohesive communities.

open space. Able to provide an element
of affordable housing and help support
existing local community facilities.

Site has good access to green
infrastructure and the PROW/cycle
network but would result in the loss ofLARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. open space. Closest GP practice is

situated some distance from the site.
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Greenfield site not large enough to
provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). Within 2km of a higher
education establishment. Local primary
school currently has spare capacity and
the school site has capacity for
expansion.

Within 20% most deprived areas under
IMD crime domain.SBRPLTL-5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Site access could be via existing estate
or from Salter’s Lane.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL0

9. Make the most efficient use
of land and property.

The site lies adjacent to an employment
use but there is scope for mitigation.SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
A PROW runs alongside the sites
eastern boundary.

SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

The site is currently part of a wider area
of recreational open space. Eastern
edge of site is within an area of interest
with regards to Great Crested Newts.

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

Loss of open space that is part of a
wider corridor.LARPLTL- -14. Protect and enhance green

infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset. Site is
close to the Cummins Engine Factory
but obscured by intervening buildings.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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Existing open space that would be lost to development with limited prospect of replacement. The site
has good access to services and facilities and is reasonably well connected to existing footpaths, cycle
routes and public transport but with scope for improvement. The site should be capable of providing
an element of affordable housing to help meet local needs.

Overall Predicted Effect:

Potential Mitigation: Provide appropriate mitigate for loss of open space.
Contribution for highway network mitigation.
Improvement to cycle routes between the site and the town centre.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 349: McMullen Road (West Blacketts)

Open space/derelict and
employment

Current Use349Site Reference

EmploymentProposed UseMcMullen Road (West Blacketts)Site Name

n/aPotential Housing Yield

TBCPotential Employment Yield9.7Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

98%9.57Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-245.08Public Right of Way*

-0.00High Pressure Gas Mains*14%1.40Open space

-0.00Overhead Powerlines*1%0.08Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Within 1200mLocal centre/shopping facilitiesWithin 1200mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. The site has reasonable
access to services and facilities and is
well connected to existing footpaths,
cycle routes and public transport.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities and would provide
employment opportunities.

LARPLTL0
2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. Closest

GP practice is situated some distance
from the site. Brownfield site not
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suitable for the provision of allotments
due to previous landfill use. Adjacent to
Arnold Road Allotments.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 2km of aLARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment.
Employment site that has potential to
create/support vocational training.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for
employment/commercial use adjacent
to existing employment area. Good
access to public transport. Site is not
close to a town or local centre.

LARPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Access stub was constructed as part of
Eastern Transport Corridor route to
enable future development, so possible
easy access solution.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Majority of the site is classified as
urban, the remainder (31%) is identified
as Grade 3 agricultural land (ALC -

SBRPLTL- -

9. Make the most efficient use
of land and property.

provisional). Approximately 2 hectares
of the site is brownfield land. Former
landfill site that is potentially not capable
of remediation sufficient to enable
residential development. If site can be
adequately remediated it scores
positively against this criteria.

Former landfill site that is unlikely to be
capable of remediation. The site lies
adjacent to the B6279, EastbourneLARPLTL- -

10. Minimise levels of noise,
vibration, odour and light
pollution.

Academy school and employment uses
but there is likely to be scope for
mitigation.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully
mitigated. Contaminated site that could
be improve is capable of remediation.

LARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.
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Site is within an area of interest with
regards to Great Crested Newts. A
PROW runs alongside the sitesLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

southern boundary. Biodiverse
brownfield site. Potential to enhance
green corridor alongside the B6279.

The Arnold Road allotments are situated
to the west of the site and a green
corridor runs along the sites northernSBRPLTL0

14. Protect and enhance green
infrastructure of all types.

boundary next to the B6279 and along
sites south east boundary. Barn Owl
recorded on-site (Annex 1 species).

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Northern boundary adjacent to the
S&DR line.LARPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site has reasonable access to services and facilities and is well connected to existing footpaths,
cycle routes and public transport. The site of a former landfill site, the site is likely to require remediation.
There is a potential that the contamination on site may preclude its development. If developable, this
site could provide new employment space close to existing established employment areas on a main
arterial route.

Overall Predicted Effect:

Potential Mitigation: Investigate the extent of contamination and the prospect of remediation.
Ecological survey required.
Funding already secured for improvements to Haughton Road through about.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 353: Haughton/Blackett Rd

Employment/retailCurrent Use353Site Reference

EmploymentProposed UseHaughton/Blackett RdSite Name

n/aPotential Housing Yield

3,000 m2Potential Employment Yield11.58Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%56 TPO’d trees on siteTree Preservation Order51%5.88Flood Zone 2

0%0.00Ancient Woodland6%0.68Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.02Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*5%0.62Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 1200mSecondary school

Within 1200mLocal centre/shopping facilitiesWithin 1200mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. The site is well connected
to existing footpaths, cycle routes and
public transport.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities but would provide
employment opportunities. South westLARPLTL0

2. Develop vibrant and
cohesive communities.

corner of the site is wildlife friendly open
space that should be retained/enhanced
as part of development.

Good access to green infrastructure and
the PROW/cycle network. Closest GP
practice is situated some distance fromLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. the site. Brownfield site not suitable to
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providing allotments as part of
development but close to Arnold Road
Allotments.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 2km of aLARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment.
Employment site that has potential to
create/support vocational training.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site assessed for employment
use adjacent to existing employment
area. Site development could involve

LARPLTL+/-

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

the replacement of some existing
employment floorspace, resulting in
short term loss/displacement of
employment activities, but ultimately
resulting in the provision of newmodern
premises. Good access to public
transport. Site is not close to a town or
local centre.

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Redevelopment site so additional traffic
may not be significant when offset with
existing, highway access &
infrastructure already in place.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Majority of site (97%) classed as Grade
3 agricultural land (ALC - provisional).
However, entire site is previously

SBRPLTL?

9. Make the most efficient use
of land and property.

developed ‘brownfield’ land. Site
development could potentially result in
contamination depending on
employment use.

Site proposed for employment use and
located adjacent to existing industry.
Site lies adjacent to the B6279. Site isLARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

proposed for employment use and
development would form part of the
existing employment area.

A little over half of the site is within
Flood Zone 2. No significant risk of
flooding from surface water.LARRLTL-

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Existing employment site. Site is likely
to have a limited effect on local air
quality that could be mitigated.

LARPLT-0
12. Protect and enhance air
and water quality and make
efficient use of water.
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Site is within an area of interest with
regards to Great Crested Newts. A
PROW runs close to the sites northern

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

boundary along the line of the River
Skerne. Rockwell Pastures Local
Wildlife Site is located to the north of
the site. A number of TPOs are located
along the sites northern boundary.

The site is close to open space along
the Skerne valley and contains a small
area of wildlife friendly open space in
its southwest corner.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

The south west corner of the site is
within the Haughton-Le-Skerne
Conservation Area. The Grade II Listed

LARPLT-+

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Red Barns Cottage is located next to
the sites northernmost point.
Development could better reveal the
significance of the listed building.
Historic land to east of site (retain trees
along lane).

Existing employment area with footpaths, cycle routes and public transport. Over half of the site is
within Flood Zone 2.

Overall Predicted Effect:

Potential Mitigation: Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Development should be set back from the listed building.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
A site specific Flood Risk Assessment may be required.
Depending on nature of development proposed, possible junction improvements pending further
investigation.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 355: Lingfield Point

EmploymentCurrent Use355Site Reference

Mixed useProposed UseLingfield PointSite Name

581Potential Housing Yield

3,000 m2Potential Employment Yield43.94Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*3%1.15Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 1600mSecondary school

Within1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for mixed use
development. The site has reasonable
access to services and facilities and is

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

well connected to existing footpaths,housing, and improve the
cycle routes and public transport.standard of existing housing,
Capable of providing a significant
amount of affordable housing and
lifetime homes.

especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities but would provide
employment opportunities. Able toLARPLTL+

2. Develop vibrant and
cohesive communities.

provide an element of affordable
housing and help support existing local
community facilities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. Closest

GP practice is situated some distance
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from the site. Majority of site is
brownfield land not suitable to providing
allotments as part of development.

Access to a direct bus route with
frequent service to higher education
facilities in Darlington. Within 2km of a

LARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education establishment. Large
site that has the potential to
create/support vocational training
through the construction and marketing
process. Local primary school currently
has spare capacity and the school
building/site has capacity for expansion.
Large site that has the potential to
create/support vocational training.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for mixed housing
and employment uses adjacent to
existing employment area. Depending

LARPLTL+/-

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

on final mix/layout, development could
result in the loss of some employment
space but would provide new modern
premises. Good access to public
transport. Site is not close to a town or
local centre.

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site is large enough to potentiallyprivate vehicles, maximising
access to public transport and
active travel modes.

contribute towards a new/extended bus
service, and to provide new facilities on
site to serve the needs of the
development. Site currently in use so
redevelopment may not create
significant additional traffic, highway
access is already in place.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Majority of site classified as urban, with
remainder (18%) Grade 3 agricultural
land (ALC - provisional). Most of the site

SBRPLTL+

9. Make the most efficient use
of land and property.

is previously developed ‘brownfield’
land. Site development could potentially
result in contamination depending on
employment use.

Site is adjacent to an employment area
and the B6279 and there is limited
scope for mitigation.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.
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Includes existing employment site. Site
development could potentially have a
limited negative effect on local air andLARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

water quality that could not be fully
mitigated. A wetland area is located to
the north of the site.

A PROW runs alongside the sites
southern boundary. Eastern end of site
consists of species rich meadow. ALARPLT--

13. Protect and enhance
biodiversity and geodiversity.

raised reservoir is situated along south
eastern edge of site along with small
woodland area (a roost for starlings).

The site lies close to the Redhall
Wetland. The site lies across the road
from the Redhall Wetland. Site

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

development would deliver significant
new accessible green infrastructure to
cater for the needs of the development
and enhance existing spaces.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Art Deco buildings on southern part of
site should be retained. Northern
boundary adjacent to the S&DR line.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Large brownfield site consisting of existing and former employment uses. The site has reasonable
access to services and facilities and is well connected to existing footpaths, cycle routes and public
transport. The site has the potential to deliver a significant amount of affordable housing as part of a

Overall Predicted Effect:

mixed use scheme. Local primary school currently has spare capacity and the school building/site has
capacity for expansion. Depending on final mix/layout, development could result in the loss of some
employment space but would provide new modern premises.

Potential Mitigation: Retain Art Deco buildings on southern part of site.
Possible contribution required towards new highway infrastructure to mitigate for additional traffic
generation.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
A site specific Flood Risk Assessment may be required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 356: Ingenium Parc

Open space/agricultureCurrent Use356Site Reference

EmploymentProposed UseIngenium ParcSite Name

n/aPotential Housing Yield

250,000 m2Potential Employment Yield40.80Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-210.00Public Right of Way*

-0.00High Pressure Gas Mains*15%5.97Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalBeyond 1600mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Site is reasonably well
connected to existing footpaths, cycle
routes and public transport but with
scope for improvement.LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities but would provide
employment opportunities. South west

LARPLTL0

2. Develop vibrant and
cohesive communities.

corner of the site is wildlife friendly open
space that should be retained/enhanced
as part of development. Close to the
supermarket/retail at Morton Park
(majority of the sites is within 1200m).

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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green infrastructure provision. Closest
GP practice is situated some distance
from the site. Greenfield site.

Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). Within
5km of a higher education
establishment. Employment site that
has potential to create/support
vocational training. Much of site is within
an area of high interest with regards to
Great Crested Newts.

Around half of the site is within the 20%
most deprived areas under IMD crime
domain.

SBRPLTL+/-
5. Improve the safety and
security of people and property.

Large site promoted for employment
use adjacent to existing employment
area. Site is not close to a town or local
centre.

DWRPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

DWRPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service. Site
development will have some significant
transport/accessibility impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

A large proportion (69%) of the site is
Grade 3b agricultural land, with the
remainder classified as other land (Post

SBRPLTL-

9. Make the most efficient use
of land and property.

1988 – ALC). The site is almost entirely
greenfield land apart from a small
tarmacked area in its northeast corner.
Site development could potentially result
in contamination depending on
employment use.

The site is located between the A66 and
railway line to the south and an existing
employment area to the north but there

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

is scope for mitigation within the site.
The site is proposed for employment
use. The site is separated from
residential properties.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.
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Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully

LARPLT-- -

12. Protect and enhance air
and water quality and make
efficient use of water.

mitigated. A series of ponds are located
adjacent to the sites western boundary,
part of the Maidendale Local Nature
Reserve.

Site is of high interest with regards to
Great Crested Newts. Located next to
Maidendale Local Nature Reserve. ALARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

PROW runs alongside the sites western
boundary and across the southwest
corner of the site.

The site contains areas of open space
along its southern edge. Site currently
used for informal recreation.

SBRPLTL-
14. Protect and enhance green
infrastructure of all types.

Site visible from the A66, local railway
line and residential properties to the
west. Setting is against employment
development to the north, including the
listed Cummins Engine Co factory.

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

In the setting of the Grade II* Listed
Cummins Engine Co factory building
and its boundary is located to the northLARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

of the site. Dependent on the scale,
massing and landscaping of
development on this could be a – score.

Site is reasonably well connected to existing footpaths, cycle routes and public transport but with scope
for improvement. Development would provide a significant investment in employment uses, close to
existing established employment areas, generating significant economic benefits. The site is of high
interest with regards to Great Crested Newts and is located adjacent to the Maidendale Local Nature
Reserve.

Overall Predicted Effect:

Potential Mitigation: Site will require significant mitigation to offset impact on biodiversity.
Improvement to cycle routes between the site and the town centre.
Retain/enhance areas of open space on-site.
Provide protection to Great Crested Newts and mitigate against potential impact on Maidendale
Local Nature Reserve.
Increase capacity of McMullen Rd and Morton Palm roundabouts.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Protect views from Yarm Road of the heritage assets.
A site specific Flood Risk Assessment may be required.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 357: Morton Park

Employment/retail/open spaceCurrent Use357Site Reference

EmploymentProposed UseMorton ParkSite Name

n/aPotential Housing Yield

4,000 m2Potential Employment Yield28.28Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1008.55Public Right of Way*

-0.00High Pressure Gas Mains*5%1.38Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Within 400mGP practice/hospitalBeyond 1600mSecondary school

Within 400mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Site is reasonably well
connected to existing footpaths, cycle

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport but withhousing, and improve the
scope for improvement. Site contains a
large supermarket and other retail
premises.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities and would provide
employment opportunities. Site contains

LARPLTL0

2. Develop vibrant and
cohesive communities.

open space that should be
retained/enhanced as part of
development. Site contains a large
supermarket and other retail premises.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL++

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. Site

contains the Woodlands Hospital.

Darlington Borough Council

Sustainability Appraisal - Publication August 2020486

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Brownfield site. Much of the site is
brownfield land with active
employment/retail uses. Part of the site
is greenfield land not suitable for the
provision of allotments due to location.

Within 5km of a higher education
establishment. Poor access to higher
education facilities by sustainable modeDWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

of transport. Employment site that has
potential to create/support vocational
training.

Within 20% least deprived areas under
IMD crime domain. A high pressure gas
pipe runs alongside the sites eastern
boundary.

SBRPLTL+

5. Improve the safety and
security of people and property.

Large site promoted for employment
use adjacent to existing employment
area. Sites score against this criteria

LARPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

assumes there will be no replacement
of existing business premises on the
site. Site is not close to a town or local
centre but contains supermarket/retail
facilities.

Site close to a bus route with a reduced
frequency service but is large enough
to potentially contribute towards

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

improving the frequency of service. Siteprivate vehicles, maximising
access to public transport and
active travel modes.

development will have some
transport/accessibility impacts, including
cumulative/widespread impacts, but
these are likely to be minor in nature
and can be mitigated. Much of site is
already developed, local network is
congested at am/pm peak. Access
through existing estate possible.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Site classed as other land (Post 1988 -
ALC). Majority of site is previously
developed ‘brownfield land’ apart from

SBRPLTL+

9. Make the most efficient use
of land and property.

field on northern edge of site. Site
development could potentially result in
contamination depending on
employment use.

Site lies adjacent to the A66. B6280 and
within an existing employment area. The
site is proposed for employment use.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Includes existing employment site. Site
is likely to have a limited effect on local
air quality that could be mitigated.

LARPLT-0
12. Protect and enhance air
and water quality and make
efficient use of water.
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A PROW runs across the northern and
eastern sides of the site. Biodiverse
grassland and scrub withLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

tree/hedgelines. Western corner of site
is within an area of interest with regards
to Great Crested Newts.

The site contains an area of informal
recreational open space along its
eastern boundary.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Retention of Brick Train and buffer to
A66 as part of development.SBRPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site contains a Morrisons supermarket and a number of large out-of-town retail and business
premises. The site includes an area on undeveloped land at the northern edge of the site. This area
is currently a biodiverse grassland area and scrub with tree and hedgelines. The site is reasonably
well connected to existing footpaths, cycle routes and public transport but with scope for improvement.

Overall Predicted Effect:

Potential Mitigation: Seek improvements to cycle routes between the site and the town centre.
Retain/enhance the areas of open space on site, particularly adjacent to the A68.
Ecological survey required.
Contribution to Highways England may be sought dependent on level of traffic generation.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 358: Yarm Road Industrial Estate

EmploymentCurrent Use358Site Reference

EmploymentProposed UseYarm Road Industrial EstateSite Name

n/aPotential Housing Yield

3,000 m2Potential Employment Yield63.86Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

2%1.06Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-738.16Public Right of Way*

-0.00High Pressure Gas Mains*2%1.11Open space

-0.00Overhead Powerlines*0%0.15Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 800mGP practice/hospitalBeyond 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Site is reasonably well
connected to existing footpaths, cycle
routes and public transport, with scope
for improvement.LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities but would provide
employment opportunities. Close to the
supermarket/retail at Morton Park.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Closest GP
practice is situated some distance from

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. the site. Much of the site is brownfield

land with active employment/retail uses.
Part of the site is greenfield land. Not
suitable for the provision of allotments.
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Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). Within
5km of a higher education
establishment. Employment site that
has potential to create/support
vocational training.

Site contains a major industrial hazard
site but this should not prevent the
development /redevelopment of land on
the site.

SBRPLTL+/-

5. Improve the safety and
security of people and property.

Large site promoted for employment
use adjacent to existing employment
area. Site development could involve

DWRPLTL+/-

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

the replacement of some existing
employment floorspace, resulting in
short term loss/displacement of
employment activities, but ultimately
resulting in the provision of newmodern
premises. Site is not close to a town or
local centre but contains
supermarket/retail facilities.

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service. Site mostly
developed so traffic generation of new
will be offset with existing. Network is
congested locally at am/pm peak hour.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Majority (85%) of site classified as
Grade 3 agricultural land, with the
remainder classified as urban (ALC -

SBRPLTL+

9. Make the most efficient use
of land and property.

provisional). However, most of this site
has since been developed. Majority of
site is previously developed ‘brownfield
land’ apart from the south east corner
of the site. Site development could
potentially result in contamination
depending on employment use.

Site lies adjacent to the B6280 and
within/ adjacent to existing employment
uses. The site is proposed for
employment use.

LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.
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Includes existing employment site. Site
is likely to have a limited effect on local
air quality that could be mitigated. A
PROW runs along the sites northern
and eastern boudanry.

LARPLT-0

12. Protect and enhance air
and water quality and make
efficient use of water.

The site is close to a number of areas
of amenity and informal recreational
open space. Southern half of site is
within area of interest for Great Crested
Newts.

LARPLTL0

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Opposite a Grade II listed building
(including boundary). Unlikely to have
an impact.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Existing established employment area. Site is reasonably well connected to existing footpaths, cycle
routes and public transport, with scope for improvement.

Overall Predicted Effect:

Potential Mitigation: Seek improvements to cycle routes between site and the town centre.
Contributions may be required towards new highway infrastructure depending of transport
assessment.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 359: Morton Palms

Employment/retail/open landCurrent Use359Site Reference

EmploymentProposed UseMorton PalmsSite Name

n/aPotential Housing Yield

10,000 m2Potential Employment Yield11.9Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Within 800mGP practice/hospitalBeyond 1600mSecondary school

Beyond 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 400mEmployment area

Within 1200mPlaying fieldWithin 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Site is reasonably well
connected to existing footpaths, cycle
routes and public transport but with
scope for improvement.LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities but would provide
employment opportunities. Close to the
large supermarket/retail at Morton Park.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. Closest

GP practice is situated some distance
from the site. Around half the site is
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greenfield land but not best and most
versatile. Not suitable to providing
allotments as part of development.

Within 5km of a higher education
establishment. Poor access to higher
education facilities by sustainable modeLARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

of transport. Employment site that has
potential to create/support vocational
training.

Within 20% least deprived areas under
IMD crime domain. A high pressure gas
pipe runs alongside the sites eastern
boundary.

SBRPLTL+

5. Improve the safety and
security of people and property.

Large site assessed for employment
use adjacent to existing employment
area. Sites score against this criteria

DWRPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

assumes there will be no replacement
of existing business premises on the
site. Site is not close to a town or local
centre but is close to the
supermarket/retail at Morton Park.

Site reasonably close to a bus route
with a reduced frequency service but is
large enough to potentially contribute

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

towards improving the frequency ofprivate vehicles, maximising
access to public transport and
active travel modes.

service. Site development will have
some transport/accessibility impacts,
including cumulative/widespread
impacts, but these are likely to be minor
in nature and can bemitigated. Highway
infrastructure in place to enable future
development, additional car parking
needed to support any new
development to prevent parking on
road.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Grade 3b agricultural land (Post 1988 -
ALC) however part of the site has since
been developed. Approximately half the

SBRPLTL0

9. Make the most efficient use
of land and property.

site is previously developed ‘brownfield
land’. Site development could potentially
result in contamination depending on
employment use.

Site lies adjacent to the A66, B6280 and
adjacent to an existing employment
area. The site is proposed for
employment use.

LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.
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Includes existing employment site. Site
is likely to have a limited effect on local
air quality that could be mitigated. Site
includes a couple of SUDs ponds.

LARPLT-0

12. Protect and enhance air
and water quality and make
efficient use of water.

Site is within an area of interest with
regards to Great Crested Newts. Three
ponds on the site. A PROW runs
alongside the sites northern boundary.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Site is prominent when viewed from the
A68.LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Existing employment site on the edge of the urban area alongside the A68. Site is reasonably well
connected to existing footpaths, cycle routes and public transport but with scope for improvement. Site
is within an area of interest with regards to Great Crested Newts.

Overall Predicted Effect:

Potential Mitigation: Seek improvements to cycle routes between site and the town centre.
Provide additional car parking to serve employment premises.
Highways England contribution for A66 impact.
Great Crested Newts area will require further consideration and appropriate mitigation.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 367: Link 66

Agricultural landCurrent Use367Site Reference

EmploymentProposed UseLink 66Site Name

n/aPotential Housing Yield

250,000 m2Potential Employment Yield36.04Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-7.93Public Right of Way*

-0.00High Pressure Gas Mains*2%0.81Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Within 1200mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 1600mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. The site is well connected
to existing footpaths, cycle routes and
public transport.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities but would provide
employment opportunities. Close to the
large supermarket/retail at Morton Park.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. Closest

GP practice is situated some distance
from the site. Greenfield site but not
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best andmost versatile agricultural land.
Not suitable to providing allotments as
part of development.

Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). Within
5km of a higher education
establishment. Employment site that
has potential to create/support
vocational training.

Within 20% least deprived areas under
IMD crime domain. A high pressure gas
pipe runs alongside the sites eastern
boundary.

SBRPLTL+

5. Improve the safety and
security of people and property.

Large site promoted for employment
use adjacent to existing employment
area. Site is not close to a town or local
centre.

DWRPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job
opportunities.

DWRPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes. Site is large enough to potentially

contribute towards a new/extended bus
service. Site development will have
some significant transport/accessibility
impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Grade 3b agricultural land (Post 1988
– ALC). Entire site is greenfield land.
Site development could potentially result
in contamination depending on
employment use.

SBRPLTL-

9. Make the most efficient use
of land and property.

Site lies adjacent to the A66, B6280 and
existing employment areas. Site
promoted for employment use.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodateLARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

additional tree planting and open space.
A watercourse runs along the sites
western boundary.
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A PROW runs alongside the sites
southern boundary. Tree and hedge
lines on field boundaries.

SBRPLTL-
13. Protect and enhance
biodiversity and geodiversity.

Site is close to the South Burdon
Community Woodland.SBRPLTL014. Protect and enhance green

infrastructure of all types.

Large site on the urban edge visible
from the surrounding area and A68.
Situated at corner of one of the main
arterial routes into Darlington.

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

S&DR route runs along the site northern
boundary.LARPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is well connected to existing footpaths, cycle routes and public transport. The sites development
for employment purposes would have a positive effect on economic objectives and represent a significant
investment in Darlington. This is a large site on the urban edge prominent in the wider landscape.

Overall Predicted Effect:

Potential Mitigation: Appropriate highway mitigation works to accommodate traffic generated by development.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide appropriate landscaping to soften the appearance of development.
A site specific Flood Risk Assessment may be required.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 377: Car Park East of McMullen Road

Car Park/open spaceCurrent Use377Site Reference

HousingProposed UseCar Park East of McMullen RoadSite Name

12Potential Housing Yield

n/aPotential Employment Yield0.4Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

20%1 group TPOTree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*90%0.36Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 800mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 1600mHigher education

Within 400mOpen spaceWithin 400mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site has reasonable access to
services and facilities and is well
connected to existing footpaths, cycle

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport. Capable of
providing an element of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Site
contains open space along western

LARPLTL+

2. Develop vibrant and
cohesive communities.

boundary that should be
retained/enhanced as part of
development. Able to provide an
element of affordable housing and help
support existing local community
facilities.
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Good access to green infrastructure and
the cycle network. Closest GP practice
is situated some distance from the site.LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Brownfield site not large enough to

provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). Within 2km of a higher
education establishment. There is
currently limited spare capacity at the
local primary school, but the school site
has capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Access off McMullen Road would notprivate vehicles, maximising
access to public transport and
active travel modes.

be desirable, access via Lingfield Point
would be preferable. Unlikely to lead to
significant traffic generation.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC –
provisional). Entire site is previously
developed ‘brownfield’ land. Site is
unlikely to contain contaminated land.

SBRPLTL++

9. Make the most efficient use
of land and property.

Site lies adjacent to existing
employment uses.SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL+

12. Protect and enhance air
and water quality and make
efficient use of water.

The treebelt along the sites Western
boundary is covered by a TPO.SBRPLTL-13. Protect and enhance

biodiversity and geodiversity.

The site contains part of a green
corridor that runs alongside McMullen
Road. Site development would deliver
new accessible green infrastructure to
cater for the needs of the development.

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.ABRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.
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Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Relatively small site consisting of car parking and open space on the edge of an existing employment
area. New housing development is being built to the east of the site. The site has reasonable access
to services and facilities and is well connected to existing footpaths, cycle routes and public transport.

Overall Predicted Effect:

Potential Mitigation: Retain/enhance areas of open space on site.
Protect the TPOd trees along the sites Western boundary.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 399: Land north of Holdforth Grange, Hurworth Moor

Agricultural landCurrent Use399Site Reference

HousingProposed UseLand north of Holdforth Grange,
Hurworth Moor

Site Name

306Potential Housing Yield

n/aPotential Employment Yield12.50Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

27%3.36Minerals consultation area-176.98Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 1600mEmployment opportunities

Within 800mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not that well served by
services and facilities, with access
interrupted by the A66 and railway lines

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

to the north. There is no directhousing, and improve the
walking/cycling route into Darlington thatstandard of existing housing,
avoids crossing the A66. Capable of
providing a significant amount of
affordable housing and lifetime homes.

especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities. The A66 reduces
accessibility to community facilities.LARPLTL0

2. Develop vibrant and
cohesive communities.

Able to provide a significant amount of
affordable housing and help support
existing local community facilities.

Good access to green infrastructure and
the PROW/cycle network (albeit the site
is separated from open space provisionLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. by the A66). PROWs run along the sites

eastern and western boundaries. Site
is large enough to accommodate
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significant new green infrastructure
provision. Closest GP practice is
situated some distance from the site.
Greenfield site large enough to provide
allotments as part of development.

Within 5km of a higher education
establishment but with poor access by
sustainable modes of transport.

SBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Reasonably to a couple of local primary
schools that currently have space
capacity but the school buildings/sites
have no capacity for expansion. Access
to education facilities by walking and
cycling restricted by the A66.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site has poor access to public transport
services, walking and cycling routes.
Highways England would need to be

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

consulted at an early stage to considerprivate vehicles, maximising
access to public transport and
active travel modes.

any futureproofing of the A66 Duelling
Scheme and roundabout works, this
may require additional land. Traffic
impact would be largely directly onto
the A66 Highways England network and
require contribution towards sustainable
transport andmitigationmeasures. Safe
crossing of the A66 is needed.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Grade 3 agricultural land (ALC -
provisional). Around a third of the site
is within the Hurworth Moor minerals
consultation area.

SBRPLTL- -

9. Make the most efficient use
of land.

The site is next to the A66 and close to
Mowden Park Stadium but there is likely
to be sufficient scope for mitigation
given the size of the site.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodateLARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

additional tree planting alongside the
A66. The site lies close to the Cree
Beck.

Agricultural field. Potential impact on
lowland farmland birds and wintering
birds. The site has connections to theLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

local PROW network. Entire site is
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greenfield land. Site is large enough to
accommodate additional tree planting
and green infrastructure. Northernmost
tip of site is within an area of interest
with regards to Great Crested Newts.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of
the development and enhance existing
spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

Outside natural southern boundary to
Darlington town formed by the A66. In
open countryside with generally
uninterrupted views to/from the south.

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is outside of the natural southern boundary to Darlington town formed by the A66 in open
countryside. There is no direct walking/cycling route into Darlington that avoids crossing the A66. The
site is not well served by services and facilities, including public transport, but is large enough to provide
a significant number of affordable houses. Development would be prominent in the landscape.

Overall Predicted Effect:

Potential Mitigation: A PROW crosses the site that would need to be retained in situ or, if required, diverted along a
suitable alternative safe and attractive route.
Improve pedestrian and cycle connections to existing services and facilities in the town.
Provision of an appropriate landscape buffer and additional tree planting on northern boundary
alongside A66, and to the surrounding countryside.
Incorporate appropriate measures to minimise the potential impact of noise from the A66.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 401: Land west of Creebeck, Hurworth Moor

Agricultural landCurrent Use401Site Reference

HousingProposed UseLand west of Creebeck, Hurworth
Moor

Site Name

54Potential Housing Yield

n/aPotential Employment Yield2.21Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order10%0.21Flood Zone 2

0%0.00Ancient Woodland13%0.29Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

100%2.21Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 1200mEmployment opportunities

Within 400mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not that well served by
services and facilities, with access
interrupted by the A66 and railway lines

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

to the north. There is no directhousing, and improve the
walking/cycling route into Darlington thatstandard of existing housing,
avoids crossing the A66. Able to provide
an element of affordable housing and
lifetime homes.

especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities. The A66 reduces
accessibility to community facilities.LARPLTL0

2. Develop vibrant and
cohesive communities.

Able to provide an element of affordable
housing and help support existing local
community facilities.

Good access to green infrastructure and
the PROW/cycle network (albeit the site
is separated from open space provision
by the A66). Closest GP practice is
situated some distance from the site.

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Darlington Borough Council

Sustainability Appraisal - Publication August 2020504

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Within 5km of a higher education
establishment but with poor access by
sustainable modes of transport.

SBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Reasonably to a couple of local primary
schools that currently have space
capacity but the school buildings/sites
have no capacity for expansion. Access
to education facilities by walking and
cycling restricted by the A66.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Not
close to existing town centre or local
centres.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site has poor access to public transport
services, walking and cycling
routes. Highways England would need

SBRPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

to be consulted at an early stage toprivate vehicles, maximising
access to public transport and
active travel modes.

consider any futureproofing of the A66
Duelling Scheme and roundabout
works, this may require additional land.
Traffic impact would be largely directly
onto the A66 Highways England
network and require contribution
towards sustainable transport and
mitigation measures. Safe crossing of
the A66 is needed.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site is unlikely to contain contaminated
land. Grade 3 agricultural land (ALC -
provisional). The entire site is within the
Hurworth Moor minerals consultation
area. Entire site is greenfield land.

SBRPLTL- -

9. Make the most efficient use
of land.

The site is next to the A66 and opposite
Mowden Park Stadium and there is
limited scope for mitigation within the

SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

site. Woodland area could potentially
be extended along the sites northern
boundary to reduce the impact of the
A66 on the amenity of development.

Vast majority of site is within Flood zone
1, but with a small corner of the sites
southern edge encroaching into
floodzones 2 and 3.

LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully
mitigated. The Cree Beck runs along
the sites eastern boundary.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

Agricultural field. Potential impact on
lowland farmland birds and wintering
birds. Adjacent to the Cree Beck and

LAIPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

woodland area. Otters (a European
protected species) have been recorded
to use the Cree Beck and SUDs pond
to the north and are sensitive to
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development. High population of toads
in nearby SUDs pond. Northern half of
site is within an area of interest with
regards to Great Crested Newts.
Sensitive site. Wooded area alongside
Cree Beck could be extended and
enhanced.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Outside natural southern boundary to
Darlington town formed by the A66. In
open countryside. Woodland areaLARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

alongside the sites south east boundary
provides some separation from the
wider landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is outside of the natural southern boundary to Darlington town formed by the A66 in open
countryside. There is no direct walking/cycling route into Darlington that avoids crossing the A66. The
site is not well served by services and facilities, including public transport, but is large enough to provide
a significant number of affordable houses. The site is reasonably self-contained with woodland screening
it from the wider landscape to the south and east. The Cree Beck runs along the sites eastern boundary.

Overall Predicted Effect:

Potential Mitigation: Provision of an appropriate landscape buffer and additional tree planting on northern boundary
alongside A66.
Incorporate appropriate measures to minimise the potential impact of noise from the A66.
Improve pedestrian and cycle connections to existing services and facilities in the town.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Ecological assessment required to consider impact on the natural environment and whether
mitigation is possible.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).

Darlington Borough Council

Sustainability Appraisal - Publication August 2020506

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Site 410: Snipe Lane, Hurworth Moor

Agricultural landCurrent Use410Site Reference

HousingProposed UseSnipe Lane, Hurworth MoorSite Name

700Potential Housing Yield

n/aPotential Employment Yield34.49Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1,673mPublic Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Within 1200mGP practice/hospitalBeyond 1600mSecondary school

Within1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment opportunities

Within 400mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not currently well served by
services and facilities, with access
interrupted by railway lines on the north

DWIPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

and west side of the site. The only routehousing, and improve the
north into Darlington is via Neashamstandard of existing housing,
Road. Capable of providing a significant
amount of affordable housing and
lifetime homes.

especially to provide for young
people, families and older
people.

Site is not close to key community and
cultural facilities. Able to provide an
element of affordable housing and help
support existing community facilities.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW network. Site is large
enough to accommodate significant new

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. GP

practice is situated some distance from
the site. Greenfield site not large
enough to provide allotments as part of
development.
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Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). A direct
bus route offering a reduced frequency
service is also accessible. Within 5km
of a higher education establishment.
Close to a couple of local primary
schools that currently have space
capacity but the school buildings/sites
have no capacity for expansion. Large
site that has the potential to
create/support vocational training
through the construction and marketing
process.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service, and to
provide new facilities on site to serve
the needs of the development. Site
development will have some significant
localised transport/accessibility impacts
that will require substantial new
infrastructure to mitigate to acceptable
levels.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

The majority of the site is Grade 3b
agricultural land, with the remainder
classified as other land (Post 1988 –

SBRPLTL0

9. Make the most efficient use
of land.

ALC). Majority of site is greenfield land.
The majority of the site is unlikely to
contain contaminated land, however the
site does contain a former landfill site.

The site is next to the A66 and Mowden
Park Stadium, and railway lines run
adjacent to the sites north and west
boundary but there is sufficient scope
for mitigation within the site.

LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodate

LARPLT-+/-
12. Protect and enhance air
and water quality and make
efficient use of water.
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additional tree planting alongside the
A66 and open space. Adjacent to area
of nature conservation interest.

Adjacent to Geneva Wood and Brankin
Moor Local Nature Reserves. Site is of
interest with regards to Great CrestedLARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Newts. A number of PROW cross the
site. Numerous hedgerows across site
that will be affected.

Site is close to a number of open
spaces and playing pitches. The site
contains a PROW. Site development

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.

would deliver significant new accessible
green infrastructure to cater for the
needs of the development and enhance
existing spaces.

The site is located on the edge of the
settlements built up area hemmed in by
the A68 to the south and railway lines

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

to the North and West. However, the
development of this large site would
make a noticeable difference to the
landscape on the south side of
Darlington.

Railway cottages in north east corner
of site. Development is unlikely to affect
any elements which contribute to the
significance of a heritage asset.

SBRPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is not currently well served by services and facilities, with access interrupted by railway lines
on the north and west side of the site. Site is reasonably close to public transport services. The site
should be capable of providing a significant amount of affordable housing to help meet local needs.
Adjacent to Geneva Wood and Brankin Moor Local Nature Reserves (LNR). Large enough to make
significant provision of new green infrastructure.

Overall Predicted Effect:

Potential Mitigation: Improve connectivity into Darlington by walking and cycling.
Provision of suitable services and facilities to serve the development and reduce the need for
residents to travel.
Provision of appropriate landscape and other mitigation, including landscape buffer, to reduce
impact on Geneva Woods LNR.
Increase physical links and connectivity between Geneva Woods LNR and Brankin Moor LNR
Improve access to a frequent bus service.
Likely to require S278 works for access/junction works.
Incorporate appropriate measures to minimise the potential impact of noise and vibration from
the A66 and railway lines.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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South West Darlington

Picture 5 South West Darlington SA Site Options
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Site 9: Blackwell Grange East

Disused golf course/open spaceCurrent Use9Site Reference

HousingProposed UseBlackwell Grange EastSite Name

43Potential Housing Yield

n/aPotential Employment Yield8.26Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

11%26 TPO’d trees & 1
group TPO

Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

49%4.05Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.02Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 1200mSecondary school

Within 1600mLocal centre/shopping facilitiesWithin 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 800mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not well served by services
and facilities but has good connections
to existing footpaths, cycle routes and

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport. Able to provide anhousing, and improve the
element of affordable housing and
lifetime homes. The site is reasonably
well connected to the town centre.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site development will result in the loss
of open space (disused golf course) with
no prospect for replacement. Able toLARPLTL- -

2. Develop vibrant and
cohesive communities.

provide an element of affordable
housing and help support existing local
community facilities.

Site has good access to green
infrastructure and the public rights of
way network, but would result in the lossLARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. of existing open space. Site does not

have good access to existing health
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facilities. Majority of site is greenfield
land. Site is not large enough to provide
allotments as part of development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). Within 2km of a higher
education establishment. Polam Hall
School is the closest primary school
(awaiting information on school
capacity), but there are other primary
schools in the vicinity.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is located close to a bus route with
a frequent service allowing access to
services/facilities and job opportunities.

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site development will have someprivate vehicles, maximising
access to public transport and
active travel modes.

localised transport/accessibility impacts
but these are likely to be minor in nature
and can be mitigated. Access off
Blackwell Lane would be preferred from
a traffic management perspective, but
also possible off Carmel Rd.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Majority of site is greenfield
land. Site adjacent to a minerals
consultation area. Site is unlikely to
contain contaminated land.

SBRPLTL0

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
The site is covered by the Blackwell
Grange Golf Course Local Wildlife site.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

Blackwell Grange Golf Course Local
Wildlife site. The site contains numerous
TPO trees/groups that form a

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

continuous strong tree belt along its
northern boundary, to the north of the
drive and across the centre of the site.
Site is within an area of high interest
with regards to Great Crested Newts.
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The southern half of the site is part of
the Blackwell GrangeGolf Course Local
Wildlife site. Loss of existing open
space.

LARPLTL-

14. Protect and enhance green
infrastructure of all types.

Loss of parkland setting.
LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

The site forms part of the grounds to
the Grade II* listed Blackwell Grange
Hotel (and Grade II listed outbuildings).

LARPLT-- -

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Development will affect setting of the
Grade II listed Blackwell Grange and its
parkland curtilage. Significant mitigation
and public benefit required to offset the
harm caused. Potential to better reveal
the approach to Blackwell Grange along
the historic drive from Grange Road.
Within an area of high archaeological
potential.

The site forms part of the grounds to the listed Blackwell Grange Hotel and was previously used as a
golf course. The site is not well served by services and facilities but has good connections to existing
footpaths, cycle routes and public transport. The site should be capable of providing an element of
affordable housing to help meet local needs. Development would result in the loss of open space.
Development will affect setting of the Grade II listed Blackwell Grange and its parkland curtilage.

Overall Predicted Effect:

Potential Mitigation: Would need significant mitigation to restore the remaining parkland area to the Grade II Listed
building.
Habitat improvements required throughout the site and on the parkland area to the south of
former Mill Lane.
Retention and maintenance of TPOd trees on site.
Site development would require mitigation for the loss of open space.
Possible HE contribution towards additional traffic on A66/Blands Corner.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 41: Coniscliffe Park (South)

Agricultural landCurrent Use41Site Reference

HousingProposed UseConiscliffe Park (South)Site Name

535Potential Housing Yield

n/aPotential Employment Yield28.32Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order1%0.16Flood Zone 2

0%0.00Ancient Woodland2%0.58Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.03Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1175.91Public Right of Way*

-0.00High Pressure Gas Mains*1%0.17Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Beyond 1600mGP practice/hospitalWithin 1200mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 1200mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not well served by services
and facilities but has good connections
to existing footpaths, cycle routes and

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport. Capable of providing
a significant amount of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Able to provide an
element of affordable housing and help
support existing local community
facilities.

LARPLTL+/-

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
PROW network. Site is large enough to
accommodate significant new greenLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. infrastructure provision. GP practice is

situated some distance from the site.
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Greenfield site not large enough to
provide allotments as part of
development.

Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

LARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). Within
5km of a higher education
establishment. Large site that has the
potential to create/support vocational
training through the construction and
marketing process. Local primary school
has spare capacity and the school site
has capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service, and to
provide new facilities on site to serve
the needs of the development.
Development has potential to ease
congestion locally by providing a relief
road between Coniscliffe Road and
Staindrop Road taking traffic out of
Cockerton. Route would be formed
through this site and site 249 to the
North.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

Majority of the site is identified as Grade
3 agricultural land, with 9% classified
as Grade 2 (ALC - provisional). Entire
site is greenfield land. Site is unlikely to
contain contaminated land.

SBRPLTL-

9. Make the most efficient use
of land and property.

Site lies adjacent/close to the A67,
A1(M) and Broken Scar water treatment
works but there is scope for mitigation
within the site.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

The majority of the site is within Flood
zone 1. A small portion of the site is
within Flood Zones 2 and 3. No

LARRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding. significant risk of flooding from surface

water, but site layout and design should
consider potential implications of
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodate

LARPLT-+/-
12. Protect and enhance air
and water quality and make
efficient use of water.
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additional tree planting and open space.
The Baydale Beck runs along the sites
eastern boundary. Close to nature
conservation site.

Adjacent to Broken Scar Local Wildlife
Site. Eastern edge of site is within an
area of interest with regards to Great

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

Crested Newts. A PROW crosses the
site north south and across the centre
of the site. Site is large enough to
accommodate additional tree planting
and green infrastructure. Site
development could help to create links
between existing wildlife friendly areas.

Wildlife friendly open space is located
to the east and west of the site.
Community Woodland to west. Existing

LARPLTL0

14. Protect and enhance green
infrastructure of all types.

public access to site via PROW
network. Development will deliver
significant new green infrastructure as
part of development.

Certain degree of tree cover to east and
west. Northern part of site visible from
A1(M). Development could alter the

LARPLT-++

15. Protect and enhance the
character and quality of
Darlington’s landscape.

approach to Darlington along the A67.
Low landscape and visual sensitivity to
development. Carefully designed and
sited development could be
accommodated without significant effect
on the wider landscape character and
visual amenity of the site.

Reducing separation of Merrybent from
main urban area. Development is
unlikely to affect any elements which
contribute to the significance of a
heritage asset.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Large site situated between the urban edge and the A1(M). The site is not well served by services and
facilities but has good connections to existing footpaths, cycle routes and public transport. The site
should be capable of providing a significant amount of affordable housing alongside appropriate

Overall Predicted Effect:

community facilities to meet the day to day needs of residents. Site is adjacent to the Baydale Beck,
Broken Scar Local Nature Reserve and an area of community woodland that should all be protected
as part of development.

Potential Mitigation: Make provision for an internal link road across the site.
Explore the potential for the extension of bus routes through the site.
Provide adequate buffering and protection of Baydale Beck.
Provide protection to Great Crested Newts and mitigate against potential impact on Broken Scar
Local Nature Reserve and the community woodland.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Incorporate appropriate measures to minimise the potential impact of noise from A1(M).
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 100: Hall Farm, Branksome

Agricultural landCurrent Use100Site Reference

HousingProposed UseHall Farm, BranksomeSite Name

495Potential Housing Yield

n/aPotential Employment Yield21.89Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order2%0.44Flood Zone 2

0%0.00Ancient Woodland14%3.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-8.06Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 400mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not well served by services
and facilities but has good connections
to existing footpaths, cycle routes and

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport. Capable of providing
a significant amount of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Site will provide an
element of affordable housing and help
support existing local community
facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant newLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. green infrastructure provision. Site is

somewhat distant from local GP
provision. Greenfield site – some of
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which is best and most versatile land.
Site not large enough to provide
allotments as part of development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (running close to QE Sixth

LARPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Form College). Within 5km of a higher
education establishment. Could
potentially create/support vocational
training. There is currently no spare
capacity at the local primary school, but
the school building/site has capacity for
expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is located close to a bus route with
a frequent service allowing access to
services/facilities and job opportunities.

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site development will have someprivate vehicles, maximising
access to public transport and
active travel modes.

significant transport/accessibility
impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.
Possible links through Branksome but
would need to be considered carefully
to assess capacity of existing roads and
suitability for further intensification

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

Majority of site is Grade 3b agricultural
land, but a third is Grade 3a (Post 1988
- ALC). Entire site is greenfield land.
Site is unlikely to contain contaminated
land.

SBRPLTL-

9. Make the most efficient use
of land and property.

Site lies adjacent to the A1(M) and the
Wyvern Academy but there is scope for
mitigation within the site.

LARPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

The majority of the site is within Flood
zone 1. A portion of the site is within
Flood Zones 2 and 3. No significant risk
of flooding from surface water.

LARRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. The
Baydale Beck runs along the sites
southern boundary.

LARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROW runs along the sites western
boundary. Site is large enough to
accommodate additional tree plantingLARPLT-+

13. Protect and enhance
biodiversity and geodiversity.

and green infrastructure. Large arable

Darlington Borough Council

Sustainability Appraisal - Publication August 2020518

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



field with opportunity to extend green
corridors along Cocker Beck and
Branksome Beck.

Next to the Barnard Castle trackbed
green corridor and other areas of
informal recreational open space.LARPLT-+

14. Protect and enhance green
infrastructure of all types.

Provide significant green infrastructure
along southern side of site (wider than
the flood plain).

Prominent site on the edge of the urban
area visible from the A1(M) and B6279.
Provide a buffer between the urban

LARPLT-+

15. Protect and enhance the
character and quality of
Darlington’s landscape.

edge and the A1(M). Both landscape
and visual impact is considered to be
low for this site. There is some
opportunity for carefully sited and
designed residential development.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

LARPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Large site situated between the urban edge and the A1(M). The site is not well served by services and
facilities but has good connections to existing footpaths, cycle routes and public transport. The site
should be capable of providing a significant amount of affordable housing alongside appropriate

Overall Predicted Effect:

community facilities to meet the day to day needs of residents. Site development will have some
significant transport/accessibility impacts, including cumulative/widespread impacts that will require
substantial new infrastructure to mitigate to acceptable levels. Site provides an opportunity to extend
the green corridors along Cocker Beck and Branksome Beck. Site is prominent in the landscape and
acts as a buffer between the urban edge and the A1(M). Part of the site is within flood zones 2 and 3.

Potential Mitigation: Make allowance for route of link road running north south across site.
A significant landscape buffer should be provided alongside the A1(M).
Avoid development wherever possible on those parts of the site that are best and most versatile
land.
Provide significant green infrastructure on the southern edge of site.
Opportunity to extend the green corridors along Cocker Beck and Branksome Beck.
Possible schemes to reduce on street parking within existing estate to provide better link capacity
for new development.
Incorporate appropriate measures to minimise the potential impact of noise from A1(M) and
Wyvern Academy.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 140: Open Space, Cardinal Gardens

Open spaceCurrent Use140Site Reference

HousingProposed UseOpen Space, Cardinal GardensSite Name

13Potential Housing Yield

n/aPotential Employment Yield0.38Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

26%1 group TPOTree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*100%0.38Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1500mTrain stationWithin 400mPrimary school

Within 400mGP practice/hospitalWithin 400mSecondary school

Within 800mLocal centre/shopping facilitiesWithin 1200mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is well served by services and
facilities in the local area and has good
connections to existing footpaths, cycle

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport. Able tohousing, and improve the
provide an element of affordablestandard of existing housing,
housing and lifetime homes. The site is
reasonably well connected to the town
centre.

especially to provide for young
people, families and older
people.

Site has reasonable access to local
community and cultural facilities. Able
to provide an element of affordable
housing and help support existing local
community facilities.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure,
cycle and local GP surgery. However,
site development would result in the

LARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. loss of open space with no prospect of

a replacement facility. Greenfield site
not large enough to provide allotments
as part of development.
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Access to a bus route with frequent
service to higher education facilities in
Darlington (running close to QE Sixth

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Form College). Within 2km of a higher
education establishment. There is
currently limited spare capacity at the
local primary school, but the school
building/site has capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is located close to a bus route with
a frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL++

7. Encourage sustainable
travel. Provide development
which reduces reliance on

The site is well served by local servicesprivate vehicles, maximising
access to public transport and
active travel modes.

and facilities within walking distance.
Site development will have some
localised transport/accessibility impacts
but these are likely to be minor in nature
and can be mitigated.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL0

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development is unlikely to have a
negative effect on local air quality.SBRPLTL+

12. Protect and enhance air
and water quality and make
efficient use of water.

The site includes an extensive tree belt
along its eastern boundary that is
protected by a Tree Preservation Order.

SBRPLT--

13. Protect and enhance
biodiversity and geodiversity.

There are also a number of trees along
the sites western boundary.
Development would compromise the
woodland corridor.

The site is currently informal
recreational open space that would be
lost if developed.

LARPLTL- -
14. Protect and enhance green
infrastructure of all types.

The site is located within a settlements
built up area.SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development should retain the
boundary wall along Carmel Road
North.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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Existing open space that would be lost through development with limited scope for replacement. The
site is well served by services and facilities in the local area and has good connections to existing
footpaths, cycle routes and public transport. Able to provide an element of affordable housing and
lifetime homes. The tree belt along the sites eastern boundary that is protected by a TPO.

Overall Predicted Effect:

Potential Mitigation: Site development would require mitigation for the loss of open space.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 249: Coniscliffe Park North

Agricultural landCurrent Use249Site Reference

Housing/retailProposed UseConiscliffe Park NorthSite Name

985Potential Housing Yield

400 sqmPotential Employment Yield50.08Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.16Flood Zone 2

0%0.00Ancient Woodland0%0.34Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-223.00Public Right of Way*

-0.00High Pressure Gas Mains*1%0.54Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 800mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not well served by services
and facilities but has good connections
to existing footpaths, cycle routes and

DWIPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport. Capable of providing
a significant amount of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Large site with potential for mixed use
development, incorporating community
facilities, along with significant levels ofLARPLTL+

2. Develop vibrant and
cohesive communities.

affordable housing. Site is accessible
to a limited range of community
facilities.

Good access to green infrastructure and
the PROW/cycle network. Site is large
enough to accommodate significant new
green infrastructure provision.

LARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Darlington Borough Council

523Sustainability Appraisal - Publication August 2020

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Site is somewhat distant from local GP
provision but this is a large site with the
potential to deliver new health facilities
as part of the development. Greenfield
site located on best and most versatile
land.

Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

LARPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). Within
5km of a higher education
establishment. Large site that has the
potential to create/support vocational
training through the construction and
marketing process. Local primary school
currently has spare capacity and the
school site has capacity for expansion.

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and jobSBRPLTL+/-

5. Improve the safety and
security of people and property.

opportunities. Site is large enough to
potentially contribute towards a
new/extended bus service.

Site promoted for residential use with a
small element of commercial space. Site
is not close to a town or local centre.LARPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

DWRPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site is large enough toprivate vehicles, maximising
access to public transport and
active travel modes.

potentially contribute towards a
new/extended bus service, and to
provide new facilities on site to serve
the needs of the development. Site
development will have some significant
transport impacts, including cumulative
impacts that will require substantial new
infrastructure to mitigate to acceptable
levels. Development has potential to
ease congestion locally by providing a
relief road between Coniscliffe Road
and Staindrop Road taking traffic out of
Cockerton. Route could be formed
through this site and site 41 to south.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Site large enough
to potentially incorporate charging
points for electric vehicles.

Majority of the site is identified as Grade
2 agricultural land (ALC - provisional).
Entire site is greenfield land. Site is
unlikely to contain contaminated land.

SBRPLTL- -

9. Make the most efficient use
of land and property.

Site lies close to the A1(M) but there is
scope for mitigation within the site.LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.
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The majority of the site is within Flood
zone 1. A very small portion of the site
is within Flood Zones 2 and 3. No

LARRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding. significant risk of flooding from surface

water, but site layout and design should
consider potential implications of
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodateLARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

additional tree planting and green
infrastructure. The Baydale Beck runs
along the sites eastern boundary.

PROWare present to the east and west
of the site. Part of PROW crosses the
sites north west corner. Site is large

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

enough to accommodate additional tree
planting and green infrastructure.
Recent Great Crested Newt record on
site. Site development could help to
create links between existing wildlife
friendly areas.

Wildlife friendly open space is located
alongside the sites eastern boundary
along the course of the Baydale Beck.

LARPLT-+
14. Protect and enhance green
infrastructure of all types.

Prominent site on the urban edge visible
from the A1(M) and B6279. Site is
considered to be of low landscape andLARPLT-++

15. Protect and enhance the
character and quality of
Darlington’s landscape.

visual sensitivity and is less likely to be
adversely affected by residential
development.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

LARPLT-0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Large site situated between the urban edge and the A1(M). The site is not well served by services and
facilities but has good connections to existing footpaths, cycle routes and public transport. The site
should be capable of providing a significant amount of affordable housing to help meet local needs

Overall Predicted Effect:

alongside appropriate community facilities to meet the day to day needs of residents. Site development
will have some significant transport impacts, including cumulative impacts that will require substantial
new infrastructure to mitigate to acceptable levels.

Potential Mitigation: Make provision for a link road running north south across the site.
Explore the potential for the extension of bus routes through the site.
Provide adequate buffering and protection of Baydale Beck.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Incorporate appropriate measures to minimise the potential impact of noise from A1(M).
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 403: Blackwell Grange East

Disused golf course/open spaceCurrent Use403Site Reference

HousingProposed UseBlackwell Grange EastSite Name

72Potential Housing Yield

n/aPotential Employment Yield5.26Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

10%18 TPO’d trees & 1
group TPO

Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

95%5.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

49%2.56Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 1200mSecondary school

Within 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment opportunities

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not well served by services
and facilities but has good connections
to existing footpaths, cycle routes and

LARPLTL++

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport. Capable of providinghousing, and improve the
a significant amount of affordablestandard of existing housing,
housing and lifetime homes. The site is
reasonably well connected to the town
centre.

especially to provide for young
people, families and older
people.

Site development will result in the loss
of part of an open space (disused golf
course) with no prospect for

LARPLTL- -

2. Develop vibrant and
cohesive communities.

replacement on site. Development could
however help restore the parkland
setting to Blackwell Grange. Able to
provide an element of affordable
housing and help support existing local
community facilities.
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Site has good access to green
infrastructure and the public rights of
way network, but would result in the loss

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. of part of an existing open space. Site

does not have good access to existing
health facilities. Majority of site is
greenfield land. Site is not large enough
to provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL++

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). Within 2km of a higher
education establishment. Polam Hall
School is the closest primary school
(awaiting information on school
capacity), but there are other primary
schools in the vicinity.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is located close to a bus route with
a frequent service allowing access to
services/facilities and job

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Access can be taken fromprivate vehicles, maximising
access to public transport and
active travel modes.

Carmel Rd South, with junction spacing
placed to work with the Blackwell
Development opposite. Possible
contribution to Highways England
required due to impact on Blands
corner.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC -
provisional). Majority of site is greenfield
land. Approximately half of the site isSBRPLTL0

9. Make the most efficient use
of land.

within the Oxney Flatt minerals
consultation area. Site is unlikely to
contain contaminated land.

The southern corner of the site is next
to the busy A167/A66 roundabout but
there is scope for mitigation within the
site.

SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
The site is covered by the Blackwell
Grange Golf Course Local Wildlife site.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

The site forms part of the Blackwell
Grange Golf Course Local Wildlife Site.
The site contains numerous TPO

LARPLT--
13. Protect and enhance
biodiversity and geodiversity.
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trees/groups that form a continuous
strong tree belt along Carmel Road
South/Grange Road and across the
centre of the site. Site is within an area
of high interest with regards to Great
Crested Newts.

Site is part of the Blackwell Grange Golf
Course Local Wildlife site. Loss of
existing open space.

LARPLTL-
14. Protect and enhance green
infrastructure of all types.

Loss of parkland setting. Site located at
an important entrance to the town.
Significant mature tree belt forms theLARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

boundary of the site to both Carmel
Road South and Grange Road
minimising views into the site.

The site forms part of the grounds to
the Grade II* listed Blackwell Grange
Hotel (and Grade II listed outbuildings).

LARPLT-- -

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Development will affect setting of the
Grade II listed Blackwell Grange and its
parkland curtilage. Significant mitigation
and public benefit required to offset the
harm caused. Within an area of high
archaeological potential.

The site forms part of the grounds to the listed Blackwell Grange Hotel and was previously used as a
golf course. The site is not well served by services and facilities but has good connections to existing
footpaths, cycle routes and public transport. The site should be capable of providing an element of
affordable housing to help meet local needs. Development would result in the loss of open space.
Development will affect setting of the Grade II listed Blackwell Grange and its parkland curtilage.

Overall Predicted Effect:

Potential Mitigation: Would need significant mitigation to restore the remaining parkland area to the Grade II Listed
building.
Habitat improvements required throughout the site.
Retention and maintenance of TPOd trees on the site.
Site development would require mitigation for the loss of open space.
Possible highways contribution required towards additional traffic on A66/Blands Corner.
An archaeological evaluation of the site should be conducted prior to development.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Heighington

Picture 6 Heighington SA Site Options
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Site 93: South west Heighington

AgriculturalCurrent Use93Site Reference

HousingProposed UseSouth West HeighingtonSite Name

272Potential Housing Yield

n/aPotential Employment Yield10.36Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m)*

Site Constraints% of
site

Area covered
(Ha)/Length (m)*

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-319mPublic Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with reasonable access
to a range of local services. Capable of
providing a significant amount of

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

affordable housing and lifetime homes.housing, and improve the
There are limited opportunities to
connect the site to the wider village via
footpaths/cyclepaths.

standard of existing housing,
especially to provide for young
people, families and older
people.

Development would help support local
village facilities and services. Would
provide a mixture of affordable and
market housing to meet local needs.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
the local GP surgery. A PROW crosses
the site. Site is large enough to

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. accommodate significant GI provision

as part of development. Greenfield site
not large enough to provide allotments
as part of development.
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Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (running close toSBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

QE Sixth FormCollege). Primary school
has limited/no capacity but has scope
to expand.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL+5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Majority of site is between 400-800m
from bus route with frequent service.
There are limited opportunities to

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

connect the site to the wider village viaprivate vehicles, maximising
access to public transport and
active travel modes.

footpaths/cyclepaths. Accessibility is
difficult. It would be accessed through
existing estate and existing roads may
not be suitable for such intensification
in use. All traffic would be distributed
through historic village centre which has
limited traffic capacity.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL-

9. Make the most efficient use
of land.

A possible source of pollution is situated
close to the sites southern boundary.LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within flood zone 1. A
watercourse runs along the sites south
western boundary.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

A watercourse runs along the sites
south western boundary. Site is likely
to have a limited effect on local air
quality that could be mitigated.

LARPLT-0

12. Protect and enhance air
and water quality and make
efficient use of water.

Eastern corner of site within an area of
high interest with regards to Great
Crested Newts. Hedges/trees border
the fields that make up the site.

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

There is a PROW crossing the southern
half of the site (easternmost field).SBRPLTL014. Protect and enhance green

infrastructure of all types.

Potential impact on the landscape
setting of the Heighington Conservation
Area.

LARPLT--
15. Protect and enhance the
character and quality of
Darlington’s landscape.

If access to the site is provided off
Walworth Road, this could effect the
setting of the Heighington Conservation
Area (this would result in a - score).

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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Large site on the edge of the service village. Village location with access to a reasonable range of
facilities and services. Prominent in the landscape and could potentially impact on the Conservation
Area. Good access to public transport offering a frequent service to Darlington. The site should be

Overall Predicted Effect:

capable of providing a significant amount of affordable housing in a rural village to help meet local
needs. Gaining vehicular access to the site could be problematic and cause issues on existing estate
roads. Difficult to mitigate traffic impacts due to nature of infrastructure in village centre, roads and
footways can’t easily be improved. There is limited capacity at the local primary school but the site is
capable of expansion.

Potential Mitigation: Retain and enhance hedgerows and trees where possible.
Development should protect the setting of the Conservation Area.
Improve connections to the village centre.
Explore possible options to overcome access issues.
Consider the need to incorporate measures to minimise the potential impact of noise/dust from
the sawdust and wood shavings factory to the south of the site.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).

Darlington Borough Council

Sustainability Appraisal - Publication August 2020532

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



Site 95: Beech Crescent East, Heighington

AgriculturalCurrent Use95Site Reference

HousingProposed UseBeech Crescent East,
Heighington

Site Name

20Potential Housing Yield

n/aPotential Employment Yield1.53Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites98%1.51Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 800mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1200mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services. Able
to provide an element of affordable

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

housing and lifetime homes. Site is well
connected by existing footpaths and
potential cycle routes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Development would help support local
village facilities and services. Would
provide a mixture of affordable and
market housing to meet local needs.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Access to GI and local GP surgery.
Good access to PROW and leisure
activities. Greenfield site not large
enough to provide allotments as part of
development.

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (running close toSBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

QE Sixth FormCollege). Primary school
has limited/no capacity but has scope
to expand.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL+5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Majority of site is within 400m from a
bus route with a frequent service. Bus
stops are located within the village

SBRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

centre along the Darlington Road. Goodprivate vehicles, maximising
access to public transport and
active travel modes.

access to strategic road network but
difficulty in forming an access onto
A6072 which is 60mph road. Site is
elevated so possible engineering
difficulties in making levels work with
existing highway.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3b agricultural land (Post 1988 -
ALC). Entire site is greenfield land. Site
is unlikely to contain contaminated land.

SBRPLTL0
9. Make the most efficient use
of land.

The A6072 lies close to the site but
there is scope for mitigation.SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
identified risk of flooding from surface
water.SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Southern corner of site is within an area
of high interest with regards to Great
Crested Newts.

SBRPLTL0
13. Protect and enhance
biodiversity and geodiversity.

Site would deliver new green
infrastructure to meet the needs
generated by the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Well screened. Does not fall into wider
landscape setting.LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Entirely within Heighington
Conservation Area and in close
proximity to two Grade II ListedLARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

buildings. Subject to design, should
have less than substantial harm. Within
an area of high archaeological potential.
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Village location with access to a reasonable range of facilities and services. Overall site scores positively.
Good access to public transport offering a frequent service to Darlington. The site should be capable
of providing an element of affordable housing in a rural village to help meet local needs. There is limited
capacity at the local primary school but the site is capable of expansion.

Overall Predicted Effect:

Potential Mitigation: Provide appropriate mitigation of the impact of the A6072 on amenity.
Enhance boundary along southern edge of site.
Non-designated rural building along sites western boundary should be recorded/retained.
Development should be in keeping with the distinctive qualities of the Conservation Area, and
conserve/enhance the historic assets in the vicinity of the site, along with their setting.
An archaeological evaluation of the site should be conducted prior to development.
A site specific Flood Risk Assessment may be required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 360: Heighington Lane North

Agricultural landCurrent Use360Site Reference

EmploymentProposed UseHeighington Lane NorthSite Name

n/aPotential Housing Yield

3,000 sqmPotential Employment Yield5.67Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland1%0.05Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1200mOpen spaceWithin 400mEmployment area

Within 1600mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Reasonable connection
to existing cycle routes, footpaths and

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport services with the
opportunity to improve connections with
surrounding areas.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site development would provide
employment uses that would increase
employment opportunities for the local
community.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Site enables access to the PROW
network and local open space but is
some distance from health facilities.

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Greenfield site - a large proportion of

the site is Grade 3a agricultural land
(Post 1988 – ALC). Not suitable to
providing allotments as part of
development due to sites location.
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Employment site that has potential to
create/support vocational training. Poor
access to higher education facilities by
sustainable mode of transport.

LARPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for employment
use located adjacent to existing
employment uses andwithin reasonable
distance of Heighington train station.

LARPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Large site with the potential to
contribute towards a new or extended
bus service. Site is within reasonable

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

distance of Heighington train station andprivate vehicles, maximising
access to public transport and
active travel modes.

adjacent to an existing employment
area. Highway access is off a high
speed road and would require
significant amounts of tree/hedge
clearance to ensure required visibility
standards.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Site use could potentially result in
contamination depending on
employment use. A large proportion of

SBRPLTL- -

9. Make the most efficient use
of land.

the site is Grade 3a agricultural land
(Post 1988 – ALC). Entire site is
greenfield land. Site is unlikely to
contain contaminated land.

Site proposed for employment use and
located adjacent to existing heavy
industry.

LARPLTL-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Majority of the site is within Flood zone
1, but a small part of the site is within
Flood Zone 2 and 3a where Demon’s

LARRLTL+

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding. Beck runs through the site. The site is

at significant risk of flooding from
surface water. Site layout and design
should consider potential implications
of flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully
mitigated. A watercourse and balancing
pond lie close to the site.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

Significant tree boundary along north
and west side of site, and along internal
field boundaries. Highway mitigation to
create safe access may necessitate
significant tree/hedgerow removal.

SBRPLT--

13. Protect and enhance
biodiversity and geodiversity.
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Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Countryside location with some capacity
to accept change with appropriate
mitigation. Tree boundaries along north
and west boundaries should be
retained.

LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affects
elements that contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site on the edge of Newton Aycliffe adjacent to an existing employment area. Opportunity for economic
development well related to existing employment uses. Development would result in the loss of best
and most versatile land. Depending on employment activity, development could affect local air and/or
water quality without appropriate mitigation.

Overall Predicted Effect:

Potential Mitigation: Retain tree planting on north and west site boundaries.
Ground investigation to determine whether site remediation is required.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 365: Heighington Lane South

Agricultural landCurrent Use365Site Reference

EmploymentProposed UseHeighington Lane SouthSite Name

n/aPotential Housing Yield

5,000 sqmPotential Employment Yield8.0Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way

-0.00High Pressure Gas Mains*0%0.00Open space*

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Beyond 1600mOpen spaceWithin 400mEmployment area

Beyond 1600mPlaying fieldWithin 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Reasonable connection
to existing cycle routes, footpaths and
public transport services but with limited
prospect of improvement.LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site development would provide
employment uses that would increase
employment opportunities for the local
community.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Site enables access to the PROW
network but is not well related to open
space and health facilities. GreenfieldLARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. site. Not suitable to providing allotments

as part of development due to sites
location.
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Employment site that has potential to
create/support vocational training. Poor
access to higher education facilities by
sustainable mode of transport.

LARPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL+5. Improve the safety and

security of people and property.

Large site promoted for employment
use. Located close to existing
employment uses but not well related
(railway line to east and great crested
newt receptor area to the north).

LARPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Large site with the potential to
contribute towards a new or extended
bus service. Site is some distance from

LARPLTL+/-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Heighington train station and not wellprivate vehicles, maximising
access to public transport and
active travel modes.

related to the existing employment area.
It is not obvious how this site would be
accessed but it is assumed this would
have to be achieved from Newton
Aycliffe in County Durham.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Site use could potentially result in
contamination depending on
employment use. Grade 3b agriculturalSBRPLTL-

9. Make the most efficient use
of land.

land (Post 1988 - ALC). Entire site is
greenfield land. Site is unlikely to
contain contaminated land.

Site proposed for employment use and
located close to existing heavy industry.LARPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully
mitigated. A series of ponds are located
to the north of the site.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

Great crested newt receptor area
related to the Hitachi factory is located
to the north of the site. Potential

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

adverse effects on a protected species
but should be capable of mitigation. A
PROW runs close to the sites western
boundary.

Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.
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Countryside location with some capacity
to accept change with appropriate
mitigation. Tree boundaries along north
and west boundaries should be
retained.

LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affects
elements that contribute to the
significance of a heritage asset. Within
an area of high archaeological potential.

SBRPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Site on the edge of Newton Aycliffe separated from nearby employment uses. Depending on employment
activity, development could affect local air and/or water quality without appropriate mitigation.
Development could potentially impact upon the Great Crested Newt receptor area to the north of the
site.

Overall Predicted Effect:

Potential Mitigation: Development must mitigate any potential impact on the great crested newt receptor area north
of the site.
Access road required.
Improve connections to Newton Aycliffe and public transport facilities.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Hurworth

Picture 7 Hurworth SA Site Options
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Site 81: Land North of The Birches, Hurworth

Agricultural landCurrent Use81Site Reference

HousingProposed UseLand North of The Birches,
Hurworth

Site Name

55Potential Housing Yield

n/aPotential Employment Yield1.58Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order4%0.06Flood Zone 2

0%0.00Ancient Woodland21%0.33Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Beyond 1600mGP practice/hospitalWithin 1200mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services. Site
is well connected to existing footpaths,

LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport. Able
to provide an element of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Development
would help support local village facilities

LARPLTL+

2. Develop vibrant and
cohesive communities.

and services. Able to provide an
element of affordable housing and help
support existing local community
facilities.

Good access to green infrastructure and
the PROW network. Closest GP
practice is situated some distance fromLARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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the site. Greenfield site not large
enough to provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). There is currently no spare
capacity at the local primary school, but
the school site has capacity for
expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site development will have minor
transport/accessibility impacts that can
be mitigated.

private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as Urban (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL0

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

SBRPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

A quarter of the site is within Flood
Zones 2 and 3.SBRRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
Cree Beck runs along the sites northern
boundary. A PROW is located close to
the sites southern boundary.

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Moderate biodiversity interest related
to the site, potential impact of
development capable of mitigation.

SBRPLT-0
13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
accessible green infrastructure to cater
for the needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Subject to suitable scale and design,
the development of this site should not
have a significant effect on landscape
character.

SBRPLTL0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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The village contains a reasonable range of facilities and services and is well served by public transport.
The site should be capable of providing an element of affordable housing in a rural village to help meet
local needs. Site is fairly self-contained and unlikely to result in significant effects on the built and natural
environment. A quarter of the site is within flood zone 2 and 3. There is limited capacity at the local
primary school but the site is capable of expansion.

Overall Predicted Effect:

Potential Mitigation: Access would be preferable within the 30mph restriction.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 83: North of Neasham Road, Hurworth

Agricultural landCurrent Use83Site Reference

HousingProposed UseNorth of Neasham Road,
Hurworth

Site Name

190Potential Housing Yield

n/aPotential Employment Yield7.26Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.01Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalWithin 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

The site is not that well served by
services and facilities. Site is well
connected to existing footpaths, cycle

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

routes and public transport. Capable of
providing a significant amount of
affordable housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Development
would help support local village facilities

LARPLTL+

2. Develop vibrant and
cohesive communities.

and services. Able to provide an
element of affordable housing and help
support existing local community
facilities.

Good access to green infrastructure and
the PROW network. Closest GP
practice is situated some distance fromLARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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the site. Greenfield site not large
enough to provide allotments as part of
development.

Reasonable access to a bus route with
frequent service to higher education
facilities in Darlington (requires

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

changing buses in Darlington). There is
currently no spare capacity at the local
primary school, but the school site has
capacity for expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site development willprivate vehicles, maximising
access to public transport and
active travel modes.

have some transport/accessibility
impacts but these are likely to be minor
in nature and can be mitigated.
Transport Assessment would be
required. Footpath available along
Neasham Road.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site includes Grade 2 (36%) and Grade
3 (13%) agricultural land, with the
remainder classified as urban (ALC –SBRPLTL-

9. Make the most efficient use
of land and property.

provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have some positive and
negative effects on local air quality. Site
is large enough to accommodate

LARPLTL+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

additional tree planting and open space.
The River Tees runs close to the sites
southern boundary, and the Cree Beck
is to the north.

Moderate biodiversity interest related
to the site, potential impact of
development capable of mitigation.

SBRPLTL0
13. Protect and enhance
biodiversity and geodiversity.

Improvement of arable field. Site
development would deliver significant
new accessible green infrastructure to
cater for the needs of the development
and enhance existing spaces.

SBRPLTL+

14. Protect and enhance green
infrastructure of all types.
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Highly visible from the south and
approach to village from the east. River
setting. Important to the setting of the
village.

LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development would significantly affect
the setting of Hurworth Conservation
Area Conservation Area and the Grade
II listed Strawberry Cottage.

LARPLTL- -

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The village contains a reasonable range of facilities and services and is well served by public transport.
Capable of providing a significant amount of affordable housing and lifetime homes in a rural village
to help meet local needs. Site is highly visible from south and approach to village. Development would

Overall Predicted Effect:

significantly affect the setting of Hurworth Conservation Area Conservation Area and the Grade II listed
Strawberry Cottage. There is limited capacity at the local primary school but the site is capable of
expansion.

Potential Mitigation: Development would need be of the highest quality design and protect the setting of Hurworth
Conservation Area Conservation Area and the Grade II listed Strawberry Cottage.
Retain and enhance hedgerows and trees where possible.
Relocate speed limit location to bring access into 30mph, further works may be needed pending
TA.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 203: Land to the West and South of

Agricultural landCurrent Use203Site Reference

HousingProposed UseLand to the West and South of
Holme Farm, Hurworth

Site Name

12Potential Housing Yield

n/aPotential Employment Yield3.57Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order2%0.07Flood Zone 2

0%0.00Ancient Woodland26%0.94Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-203.65Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1600mGP practice/hospitalWithin 1200mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 400mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services. Site
is well connected to existing footpaths,

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport. Able
to provide an element of affordable
housing and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Development
would help support local village facilities

LARPLTL+

2. Develop vibrant and
cohesive communities.

and services. Able to provide an
element of affordable housing and help
support existing local community
facilities.

Good access to green infrastructure and
the PROW network. Closest GP
practice is situated some distance fromLARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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the site. Greenfield site not large
enough to provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). There is currently no spare
capacity at the local primary school, but
the school site has capacity for
expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job opportunities.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Site development will have someprivate vehicles, maximising
access to public transport and
active travel modes.

localised transport/accessibility impacts
but these are likely to be minor in nature
and can be mitigated.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Site classified as urban (ALC –
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land. Site is within a
minerals consultation area.

SBRPLTL0

9. Make the most efficient use
of land and property.

There are school playing fields to the
west of the site but there is scope for
mitigation.

SBRPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

A little over a quarter of the site is within
Flood Zones 2 and 3.SBRRLTL0

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
The Cree Beck runs along the sites
northern boundary.

SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Beck along northern boundary. Mature
hedgerow along Strait Lane (likely be
affected by access requirements). A
PROW runs along the sites western
boundary.

LARPLT-0

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Visible from surrounding landscape
(particularly north). Impact on landscape
character of the lane.

LARPLT--
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.
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The village contains a reasonable range of facilities and services and is well served by public transport.
The site should be capable of providing an element of affordable housing in a rural village to help meet
local needs. There is limited capacity at the local primary school but the site is capable of expansion.
A quarter of the site is within flood zones 2 and 3.

Overall Predicted Effect:

Potential Mitigation: Strengthen the green infrastructure provision along line of the Cree Beck.
Retain and enhance hedgerow boundaries where possible.
Provide footways connecting the site to village.
Make suitable provision for the education needs of new residents.
Incorporate appropriate measures to minimise the potential impact of noise from the school
playing fields.
Avoid area at risk of flooding and incorporate suitable drainage/flood prevention measures.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 335: Land West of Roundill Road, Hurworth

Agricultural landCurrent Use335Site Reference

HousingProposed UseLand West of Roundhill Road,
Hurworth

Site Name

330Potential Housing Yield

n/aPotential Employment Yield13.6Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-240.70Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1200mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceBeyond 1600mEmployment area

Within800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services. Site
is well connected to existing footpaths,

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport.housing, and improve the
Capable of providing a significant
amount of affordable housing and
lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Development
would help support local village facilities

LARPLTL+

2. Develop vibrant and
cohesive communities.

and services. Able to provide an
element of affordable housing and help
support existing local community
facilities.

Good access to green infrastructure and
the PROW network. Closest GP
practice is situated some distance fromLARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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the site. Greenfield site not large
enough to provide allotments as part of
development.

Access to a bus route with frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). There is currently no spare
capacity at the local primary school, but
the school site has capacity for
expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site development willprivate vehicles, maximising
access to public transport and
active travel modes.

have some significant
transport/accessibility impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land. Site is within a
minerals consultation area.

SBRPLTL-

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited negative
effect on local air quality that could not
be fully mitigated.

LARPLT--
12. Protect and enhance air
and water quality and make
efficient use of water.

Site contains long lengths of continuous
hedgerow. A PROW crosses the centre
of the site. Site development is likely
required extensive length of hedgerow
to be removed.

SBRPLTL-

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs of

SBRPLTL0

14. Protect and enhance green
infrastructure of all types.

the development and enhance existing
spaces. However development is likely
required extensive length of hedgerow
to be removed.
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Site would wrap modern development
into the open countryside bringing
development closer to the north side ofLARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

the Conservation Area (blocking vires
of the woodland belts associated with
the Conservation Area).

Development would be likely to have an
adverse impact on the open setting of
the Conservation Area, including views
to and from the Conservation Area.

LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The village contains a reasonable range of facilities and services and is well served by public transport.
The site should be capable of providing a significant amount of affordable housing in a rural village to
help meet local needs. There is limited capacity at the local primary school but the site is capable of

Overall Predicted Effect:

expansion. Site development is expected to have some significant transport/accessibility impacts.
Development would be likely to have an adverse impact on the setting of the Conservation Area and
on the settlement character.

Potential Mitigation: Development should conserve/enhance the setting of the Conservation Area.
A PROW crosses the site that would need to be retained in situ or, if required, diverted along a
suitable alternative safe and attractive route.
Retain and enhance hedgerows and trees where possible.
Ecological report required to consider impact on the natural environment.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 396: West of Roundhill Road (North), Hurworth

Agriculture / Farm BuildingCurrent Use396Site Reference

HousingProposed UseWest of Roundhill Road (North),
Hurworth

Site Name

305Potential Housing Yield

n/aPotential Employment Yield12.64Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-270.38Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 800mPrimary school

Within 1200mGP practice/hospitalWithin 1200mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceBeyond 1600mEmployment opportunities

Within 800mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services. Site
is well connected to existing footpaths,

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport.housing, and improve the
Capable of providing a significant
amount of affordable housing and
lifetime homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is accessible to a limited range of
community facilities. Development
would help support local village facilities

LARPLTL+

2. Develop vibrant and
cohesive communities.

and services. Able to provide an
element of affordable housing and help
support existing local community
facilities.

Good access to green infrastructure and
the PROW network. Closest GP
practice is situated some distance fromLARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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the site. Greenfield site not large
enough to provide allotments as part of
development.

Access to a bus route with a frequent
service to higher education facilities in
Darlington (requires changing buses in

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Darlington). There is currently no spare
capacity at the local primary school, but
the school site has capacity for
expansion.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Site is reasonably close to a bus route
with a frequent service allowing access
to services/facilities and job

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

opportunities. Site development willprivate vehicles, maximising
access to public transport and
active travel modes.

have some significant
transport/accessibility impacts, including
cumulative/widespread impacts that will
require substantial new infrastructure
to mitigate to acceptable levels.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land. Site is within a
minerals consultation area.

SBRPLTL-

9. Make the most efficient use
of land.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited negative
effect on local air quality that could not
be fully mitigated.

LARPLT--
12. Protect and enhance air
and water quality and make
efficient use of water.

Site contains long lengths of continuous
hedgerow. A PROW runs along the
western and southern boundaries of the

SBRPLTL-

13. Protect and enhance
biodiversity and geodiversity.

site. Site development is likely required
extensive length of hedgerow to be
removed. Impact on lowland farmland
birds should be considered and
potential for protected species using
farmland buildings.

Site development would deliver
significant new accessible green
infrastructure to cater for the needs ofSBRPLTL0

14. Protect and enhance green
infrastructure of all types.

the development and enhance existing
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spaces. However development is likely
required extensive length of hedgerow
to be removed.

Site would extend the built form of the
village north along Roundhill Road (a
historic route) into the open countryside.

LARPLT-0
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Depending on the design and layout,
the development of this site could
potentially have an adverse impact on

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

the open setting of the Conservation
Area, including views to and from the
Conservation Area. However, with
careful layout, scale and massing any
harm could be mitigated. The Draft
Conservation Area Character Appraisal
for Hurworth identifies these fields as
having negligible contribution to the
special interest of the conservation
areas setting.

The village contains a reasonable range of facilities and services and is well served by public transport.
The site should be capable of providing a significant amount of affordable housing in a rural village to
help meet local needs. There is limited capacity at the local primary school but the site is capable of

Overall Predicted Effect:

expansion. Site development is expected to have some significant transport/accessibility impacts.
Depending on the design and layout, development could potentially have an adverse impact on the
setting of the Conservation Area and on the settlement character.

Potential Mitigation: Development should preserve the setting of the Conservation Area.
Retain and enhance hedgerows and trees where possible.
Ecological report required to consider impact on the natural environment.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Middleton St George

Picture 8 Middleton St George SA Site Options
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Site 90: West of St Georges Gate, MSG

Agricultural landCurrent Use90Site Reference

HousingProposed UseWest of St Georges Gate, MSGSite Name

109Potential Housing Yield

n/aPotential Employment Yield4.14Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1600mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 1200mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1200mEmployment area

Within 1200mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

Village location with access to a
reasonable range of local services.
Somewhat distant from facilities located

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

in the village. Capable of providing a
significant number of affordable housing
and lifetime homes.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Development would provide a mixture
of affordable and market housing to
meet local needs. Site is somewhat
distant from facilities located in the
village.

LARPLTL0

2. Develop vibrant and
cohesive communities.

A PROW is situated close to the site.
GP practice is situated some distance
from the site. Greenfield site not largeLARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. enough to provide allotments as part of

development. Site is close to National
Cycle Network route 14.
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Access to a bus route and train station
within the village that combined provide
a reasonable service to Darlington

SBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

enabling access higher education
facilities in the town (requires changing
service in Darlington). However, this site
is over 1200m from the train station.
The local primary school has recently
been expanded to accommodate sites
with planning permission in the village.
Further growth in the village is likely to
require the provision of a second
primary school.

Within 20% least deprived areas under
IMD crime domain.SBRPLTL+5. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Majority of site is close to a bus stop
offering a reduced frequency service.
Good location for links to highway

SBRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on

network, minimal impact to village inprivate vehicles, maximising
access to public transport and
active travel modes.

terms of through traffic, assessment will
be needed for impact of traffic
generated on strategic highway network
(A66). Site is close to National Cycle
Network route 14.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

SBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional).SBRPLTL09. Make the most efficient use

of land and property.

The A67 lies close to the site but there
is scope for mitigation.LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
A beck is located to the east of the site.

LARPLTL0
12. Protect and enhance air
and water quality and make
efficient use of water.

No designated sites are likely to be
affected by the sites development.
Development would not result in theLARPLT-+

13. Protect and enhance
biodiversity and geodiversity.

loss of any existing woodland or trees
and could potentially deliver new
planting to provide a buffer to the A67.

Site would deliver new green
infrastructure to meet the needs
generated by the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Development would extend the form of
the village, however, the site is fairly
self-contained.

LARPLTL0
15. Protect and enhance the
character and quality of
Darlington’s landscape.
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Close to Stockton and Darlington
Railway track bed. Development is
unlikely to affect elements that
contribute to the significance of a
heritage asset.

LARPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

The site is somewhat distant from the facilities provided in the village. The site should be capable of
providing a significant amount of affordable housing to help meet local needs. Development would help
support local village facilities and services. The site has access to a bus route providing a reduced
frequency service to Darlington. Good location for links to highway network, minimal impact to village
in terms of through traffic.

Overall Predicted Effect:

Potential Mitigation: Retain and enhance the area of woodland on the eastern side of the site, adjacent to the beck.
Potential contributions required to mitigate the impact on strategic highway network.
Incorporate appropriate measures to minimise the potential impact of noise from A67.
Mitigate against potential impact on The Whinnies Local Nature Reserve.
A site specific Flood Risk Assessment may be required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 99: Maxgate Farm, MSG

Agricultural landCurrent Use99Site Reference

HousingProposed UseMaxgate Farm, MSGSite Name

226Potential Housing Yield

n/aPotential Employment Yield13.71Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m)*

Site Constraints% of
site

Area covered
(Ha)/Length (m)*

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-536.23Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationWithin 1200mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceWithin 1600mEmployment area

Within 800mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services.
Capable of providing a significant
amount of affordable housing and
lifetime homes.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Development would help support local
village facilities and services. Would
provide a mixture of affordable and
market housing to meet local needs.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure and
designated cycle route. Good access
to leisure activities. Two PROW cross

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. the sites southernmost fields. Site

situated immediately north of the
Middleton St George water park and
close to Station Road and Sadberge
Road allotments. GP practice is situated
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some distance from the site. Greenfield
site not large enough to provide
allotments as part of development. Site
is close to National Cycle Network route
14.

Access to a bus route and train station
within the village that combined provide
a reasonable service to Darlington

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

enabling access higher education
facilities in the town (requires changing
service in Darlington). The local primary
school has recently been expanded to
accommodate sites with planning
permission in the village. Further growth
in the village is likely to require the
provision of a second primary school.

Portion of site within 20% least deprived
areas under IMD crime domain.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

A number of bus stops are adjacent to
the site. Majority of site is close to a bus
stop offering a reduced frequency

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

service but is large enough to potentiallyprivate vehicles, maximising
access to public transport and
active travel modes.

contribute towards a new/extended bus
service or an improvement to the
frequency of the existing service. Good
location for links to highway network,
minimal impact to village in terms of
through traffic, assessment will be
needed for impact of traffic generated
on strategic highway network (A66). Site
is close to National Cycle Network route
14.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

SBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional).SBRPLTL09. Make the most efficient use

of land and property.

There are no obvious sources of
potential noise, vibration, odour and/or
light pollution close to the site.

LARPLTL++
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. A
beck crosses the field in the north west
corner of the site. No significant risk ofLARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding. flooding from surface water, but site

layout and design should consider
potential implications of flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.
A watercourse crosses the site.

LARPLT-0
12. Protect and enhance air
and water quality and make
efficient use of water.

Two PROW cross the sites
southernmost fields. A beck crosses the
field in the north west corner of the site.

LARPLTL0
13. Protect and enhance
biodiversity and geodiversity.
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Site lies immediately north of
Heighinton’s water park and close to
Station Road and Sadberge RoadLARPLTL0

14. Protect and enhance green
infrastructure of all types.

allotments. The site contains a number
of mature hedges, particularly along its
western boundary.

Site forms part of the setting to the
entrance to the northern end of village.
Assessment on the landscape and

LARPLT-+

15. Protect and enhance the
character and quality of
Darlington’s landscape.

visual sensitivity of this site has
suggested that it would be less
vulnerable to change from development,
although the approach in to Middleton
St George along Station Road could be
affected. Evidence of rig and furrow on
southern fields.

Non-designated public house related to
the Stockton and Darlington Railway
located adjacent to the site on the
corner of Station Road and Sadberge
Road.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Village location with access to a reasonable range of local services. The site should be capable of
providing an element of affordable housing to help meet local needs. Development would help support
local village facilities and services. Access to a bus route and train station that combined provide a
reasonable service to Darlington. Good location for links to highway network, minimal impact to village
in terms of through traffic. Protect the setting of the non-designated asset opposite the site.

Overall Predicted Effect:

Potential Mitigation: Contribution to strategic highway mitigation schemes may be required.
Mitigate against potential impact on The Whinnies Local Nature Reserve.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 361: Teesside International Airport North

Employment/airport/hotelCurrent Use361Site Reference

Mixed useProposed UseTeesside International Airport
North

Site Name

55Potential Housing Yield

3,000 sqmPotential Employment Yield58.18Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

-22 TPO’d treesTree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*4%2.37Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationBeyond 1600mPrimary school

Within 800mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1200mOpen spaceWithin 400mEmployment area

Within 800mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for mixed use
development. Village location with
access to a reasonable range of local
services. Able to provide an element of
affordable housing and lifetime homes.LARPLTL0

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Development would provide a mixture
of affordable and market housing to
meet local needs. Site is somewhat

LARPLTL+

2. Develop vibrant and
cohesive communities.

distant from facilities located in the
village but potentially large enough to
deliver new facilities as part of a mixed
use development, including employment
opportunities.
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Site is close to the PROW network,
Darlington and Stockton Railway track
bed and local open space provision.
Brownfield site not suitable to providing
allotments as part of development.

LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Access is available to a bus route
providing a reduced frequency service
to Darlington enabling access to higher

DWRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education facilities in the town (requires
changing in Darlington). The local
primary school has recently been
expanded to accommodate sites with
planning permission in the village.
Further growth in the village is likely to
require the provision of a second
primary school. Large mixed use site
that has potential to create/support
vocational training. The local primary
school is some distance from the site.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for mixed use
located adjacent to existing employment
uses. Site development could involve

SBRPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

the replacement of some existing
employment floorspace, resulting in
short term loss/displacement of
employment activities, but ultimately
resulting in the provision of newmodern
premises.

The site is served by bus stops and the
DTVA train station (which provides a
very limited service). Majority of site is

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

within 400m of a bus stop offering aprivate vehicles, maximising
access to public transport and
active travel modes.

reduced frequency service but is large
enough to potentially contribute towards
a new/extended bus service or an
improvement to the frequency of the
existing service. Has potential for good
highway links to A67/A66.

All new development will have an
impact but will be required to adhere to
relevant national standards

SBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Classified as non-agricultural (ALC –
provisional). Majority of the site is
previously developed 'brownfield' land.SBRPLTL+

9. Make the most efficient use
of land and property.

Site use could potentially result in
contamination depending on
employment use.

The site lies adjacent to a railway line,
employment uses and the DTVA.LARPLTL- -

10. Minimise levels of noise,
vibration, odour and light
pollution.
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Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

mitigated. The Goosepool Beck runs to
the north of the site and The Whinnies
Local Nature Reserve is close to the
sites north west corner. Existing
employment site that could contain
contaminated land.

Northern half of site is within an area of
high/low interest with regards to Great
Crested Newts. Numerous TPO’d trees

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

are present in the north west corner of
the site. The site is close to The
Whinnies Local Nature Reserve.
Potential impact on TheWhinnies Local
Nature Reserve due to increase leisure
use.

Potential impact on TheWhinnies Local
Nature Reserve due to increase leisure
use.

LARPLT--
14. Protect and enhance green
infrastructure of all types.

Site already largely developed.
LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affects
elements that contribute to the
significance of a heritage asset. Within
an area of high archaeological potential.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Village location with access to a reasonable range of local services. The site should be capable of
providing an element of affordable housing to help meet local needs along with employment opportunities
as part of a mixed use development. Development would help support local village facilities and services.

Overall Predicted Effect:

Access to a bus route and rail service offering a reduced frequency service. Potential cumulative impact
on The Whinnies Local Nature Reserve (LNR) from development in the village, and particularly those
sites close to the LNR.

Potential Mitigation: TPOs to be retained as part of development.
Potential contribution to strategic highway mitigation schemes.
Potential contribution for sustainable transport and footway connectivity.
Mitigate against potential impact on The Whinnies LNR.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
An archaeological evaluation of the site may be required prior to development.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 362: Teesside International Airport South

Agriculture/brownfield siteCurrent Use362Site Reference

Employment (related to airport)Proposed UseTeesside International Airport
South

Site Name

n/aPotential Housing Yield

TBCPotential Employment Yield39.30Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-610.22Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 1600mOpen spaceWithin 400mEmployment area

Within 1600mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for employment
development. Poor connection to
existing cycle routes, footpaths and

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

public transport services but the site
provides the some opportunities to
create new routes/services.

housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site development would provide
employment uses but is not well related
to existing communities.

LARPLTL0
2. Develop vibrant and
cohesive communities.

Site enables access to the PROW
network but is not well related to open
space and health facilities. A PROW

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. runs along the sites southern and

western boundary. Greenfield site not
suitable to providing allotments as part
of development.
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Poor access to higher education
facilities by sustainable modes of
transport. Employment site that has
potential to create/support vocational
training via.

DWRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for employment
use. Located on DTVA site but not well
related to existing employment uses or
connected by transport routes.

SBRPLTL+/-

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Large site with the potential to
contribute towards a new or extended
bus service. Site is some distance from

SBRPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

existing public transport facilities andprivate vehicles, maximising
access to public transport and
active travel modes.

not well related to the existing
employment area. No direct access via
highway network, would need to be
accessed via internal roads of airport
site.

All new development will have an
impact but will be required to adhere to
relevant national standards

SBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Classified as non-agricultural (ALC –
provisional). Former military airfield
where much of the site is previously

SBRPLTL0

9. Make the most efficient use
of land and property.

developed 'brownfield' land however,
large areas have been naturalised over
time. Site use could potentially result in
contamination depending on
employment use.

Site lies adjacent to the DTVA.
SBRPLTL-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully
mitigated. A series of ponds are located
to the north of the site.

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROW runs along the sites southern
and western boundary. The site
contains numerous Great Crested Newt

LARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

Ponds and high standard grassland.
The site is the most important
non-designated site in the borough. Not
possible to mitigate.

Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL-
14. Protect and enhance green
infrastructure of all types.
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Site located away from existing built up
areas on land at the edge of the DTVA.LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development of this site would be likely
to impact on the rural setting of the
Grade II listed Church of St George,LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

situated adjacent to the sites southwest
corner. Within an area of high
archaeological potential.

Poor connection to existing cycle routes, footpaths and public transport services but the site provides
the some opportunities to create new routes/services. Site is separated from the village by the airport.
Development would provide employment opportunities and investment in the area, supporting the local

Overall Predicted Effect:

community and the airport. Site has no direct access via highway network, would need to be accessed
via internal roads of airport site. Development of this site would be likely to impact on the rural setting
of the Grade II listed Church of St George.

Potential Mitigation: Site would need to be served by public transport connecting to local communities.
Development would need to be set well away from the Listed church.
Consider the measures recommended by the Heritage Impact Assessment, and following
discussion with Historic England, to avoid and/or mitigate harm on the historic environment.
Mitigation may be required if generated traffic is significant, this may include a contribution to
strategic highway mitigation schemes.
A site specific Flood Risk Assessment may be required.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
Provide for the infrastructure needs of the development (including utilities, highways and open
space).
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Site 374: Land South of Thorntree Farm, MSG

Agricultural landCurrent Use374Site Reference

HousingProposed UseLand South of Thorntree Farm,
MSG

Site Name

25Potential Housing Yield

n/aPotential Employment Yield0.95Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area0%0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 400mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 400mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services.
Capable of providing an element of
affordable housing and lifetime homes.LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Development would help support local
village facilities and services. Would
provide a mixture of affordable and
market housing to meet local needs.

LARPLTL+

2. Develop vibrant and
cohesive communities.

A PROW runs along the sites western
and northern boundary. Site is some
distance from local GP services.LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Greenfield site not large enough to

provide allotments as part of
development.
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Access to a bus route and train station
within the village that combined provide
a reasonable service to Darlington

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

enabling access higher education
facilities in the town (requires changing
service in Darlington). The local primary
school has recently been expanded to
accommodate sites with planning
permission in the village. Further growth
in the village is likely to require the
provision of a second primary school.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted purely for
non-employment/commercial use. Site
is not close to a town or local centre.SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Majority of site is within 400m of a bus
stop offering a reduced frequency
service. Access my conflict with other
committed development located on
Neasham Road.

SBRPLTL0

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

SBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional).SBRPLTL09. Make the most efficient use

of land and property.

The site is situated close to the railway
line but there is scope for mitigation.SBRPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.SBRPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROW runs along the sites western
and northern boundary. Site is within an
area of high interest with regards to
Great Crested Newts.

LARPLTL0

13. Protect and enhance
biodiversity and geodiversity.

Site would deliver new green
infrastructure to meet the needs
generated by the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Site forms a small strip of land on the
villages built up western side. Visible
from the wider landscape.

SBRPLTL0
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affects
elements that contribute to the
significance of a heritage asset.

SBRPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Village location with access to a reasonable range of local services. The site should be capable of
providing an element of affordable housing to help meet local needs. Development would help support
local village facilities and services. Access to a bus route and train station that combined provide a
reasonable service to Darlington.

Overall Predicted Effect:
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Potential Mitigation: Footway works to connect development to existing infrastructure.
Mitigate against potential impact on The Whinnies Local Nature Reserve.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 375: Land South of High Stell, MSG

Agricultural landCurrent Use375Site Reference

HousingProposed UseLand South of High Stell, MSGSite Name

100Potential Housing Yield

n/aPotential Employment Yield6.60Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-937.5Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 800mTrain stationWithin 400mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Within 800mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Within 800mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Village location with access to a
reasonable range of local services.
Capable of providing a significant

LARPLTL+

1. Provide a mixture of
affordable, well designed and
sustainably located new

number of affordable housing andhousing, and improve the
lifetime homes. Reasonable connectivity
to existing cycle routes, footpaths and
public transport services.

standard of existing housing,
especially to provide for young
people, families and older
people.

Development would help support local
village facilities and services. Would
provide a mixture of affordable and
market housing to meet local needs.

LARPLTL+

2. Develop vibrant and
cohesive communities.

Good access to green infrastructure.
Numerous PROWcross the site forming
a triangle across the eastern half of theLARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. site and running along the southern and

western boundary on the western half
of the site. Site is some distance from
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local GP services. Greenfield site not
large enough to provide allotments as
part of development.

Access to a bus route and train station
within the village that combined provide
a reasonable service to Darlington

SBRPLTL0

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

enabling access higher education
facilities in the town (requires changing
service in Darlington). The local primary
school has recently been expanded to
accommodate sites with planning
permission in the village. Further growth
in the village is likely to require the
provision of a second primary school.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Site promoted for mixed use
development. Site is not close to a town
or local centre or adjacent to an existing
employment area.

SBRPLTL0

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

Majority of site is within 400m of a bus
stop offering a reduced frequency
service. Reasonably close to Dinsdale

SBRPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

train station. Traffic is routed via existingprivate vehicles, maximising
access to public transport and
active travel modes.

estate and as such highway use is
greatly intensified, it may be difficult to
support a further development giving
similar levels of intensification.

All new development will have an
impact but will be required to adhere to
relevant national standards
(construction, materials, energy
efficiency of building).

SBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional).SBRPLTL09. Make the most efficient use

of land and property.

The site lies adjacent to the railway line
but there is scope for mitigation.LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water, but site layout and design should
consider potential implications of
flooding.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

Site is within an area of high/medium
interest with regards to Great Crested
Newts. Numerous PROWcross the site.

LARPLT-0
13. Protect and enhance
biodiversity and geodiversity.

Site is situated south of Heighinton’s
water park and close to a range of other
open space within the village. SiteSBRPLTL0

14. Protect and enhance green
infrastructure of all types.

would deliver new green infrastructure
to meet the needs generated by the
development.

Large site on western side of village.
Railway line forms sites southern
boundary. Permission granted for

LARPLT-++
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Darlington Borough Council

575Sustainability Appraisal - Publication August 2020

APPENDIX G: ASSESSMENT OF DEVELOPMENT SITE OPTIONS



residential development on land to the
north of the site will effectively screen
site from surrounding landscape. With
careful design, the site could be
considered as an expansion of housing
development to the north.

Development is unlikely to affects
elements that contribute to the
significance of a heritage asset.

LARPLTL0
16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Village location with access to a reasonable range of local services. The site should be capable of
providing a significant amount of affordable housing to help meet local needs. Development would help
support local village facilities and services. Access to a bus route and train station that combined provide

Overall Predicted Effect:

a reasonable service to Darlington. Traffic is routed via existing estate and as such highway use is
greatly intensified, it may be difficult to support a further development giving similar levels of
intensification.

Potential Mitigation: Ensure good connections are delivered between the site and the village core.
Highways mitigation required to relieve traffic through existing estate.
Mitigate against potential impact on The Whinnies Local Nature Reserve.
Incorporate the mitigation proposed by the Landscape Sensitivity Study.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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404: Teesside International Airport North

Employment/airport/hotelCurrent Use404Site Reference

EmploymentProposed UseTeesside International Airport
North

Site Name

n/aPotential Housing Yield

3,000 sqmPotential Employment Yield53.96Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

-18 TPO’d treesTree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*4%2.37Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Within 1200mTrain stationBeyond 1600mPrimary school

Within 800mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Within 800mOpen spaceWithin 400mEmployment opportunities

Within 800mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for
employment/commercial development.
Reasonably well connected to existing
footpaths and cycle routes.LARPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new
housing, and improve the
standard of existing housing,
especially to provide for young
people, families and older
people.

Site would provide employment
opportunities. Site is somewhat distant
from facilities located in the village but
potentially large enough to deliver new
facilities as part of development.

LARPLTL0

2. Develop vibrant and
cohesive communities.

Site is close to the PROW network,
Darlington and Stockton Railway track
bed and local open space provision.LARPLTL+

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. Site is large enough to accommodate

significant new green infrastructure
provision. Site has good access to
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existing health facilities. Brownfield site
proposed for employment/commercial
development.

Access is available to a bus route
providing a reduced frequency service
to Darlington enabling access to higher

CBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

education facilities in the town (requires
changing service in Darlington).
Employment site that has potential to
create/support vocational training.

The site will have no detrimental impact
on safety and security.SBRPLTL05. Improve the safety and

security of people and property.

Large site promoted for mixed use
located adjacent to existing employment
uses. Development would replace
exiting employment uses.

CBRPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

The site is served by bus stops and the
DTVA train station (which provides a
very limited service). Majority of site is

LARPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on

within 400m of a bus stop offering aprivate vehicles, maximising
access to public transport and
active travel modes.

reduced frequency service but is large
enough to potentially contribute towards
a new/extended bus service or an
improvement to the frequency of the
existing service. Has potential for good
highway links to A67/A66

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Classified as non-agricultural (ALC –
provisional. Majority of the site is
previously developed 'brownfield' land.SBRPLTL+

9. Make the most efficient use
of land and property.

Site use could potentially result in
contamination depending on
employment use.

The site lies adjacent to a railway line,
employment uses and Teesside
International Airport. Site proposed for
employment use.

LARPLTL- -

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully

LARPLT--

12. Protect and enhance air
and water quality and make
efficient use of water.

mitigated. The Goosepool Beck runs to
the north of the site and The Whinnies
Local Nature Rreserve is close to the
sites north west corner. Existing
employment site that could contain
contaminated land.
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Northern half of site is within an area of
high/low interest with regards to Great
Crested Newts. Numerous TPO’d trees

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

are present in the north west corner of
the site. The site is close to The
Whinnies Local Nature Reserve.
Potential impact on TheWhinnies Local
Nature Reserve due to increase leisure
use.

Potential impact on TheWhinnies Local
Nature Reserve due to increase leisure
use.

LARPLT--
14. Protect and enhance green
infrastructure of all types.

Site already largely developed.
LARPLT-0

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affects
elements that contribute to the
significance of a heritage asset. Within
an area of high archaeological potential.

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

Village location with access to a reasonable range of local services. The site would provide employment
opportunities and potentially create/support vocational training. Development would help support local
village facilities and services. Access to a bus route and rail service offering a reduced frequency
service. Potential cumulative impact on The Whinnies Local Nature Reserve (LNR) from development
in the village, and particularly those sites close to the LNR.

Overall Predicted Effect:

Potential Mitigation: TPOs to be retained as part of development.
Potential contribution to strategic highway mitigation schemes.
Potential contribution for sustainable transport and footway connectivity.
Mitigate against potential impact on The Whinnies LNR.
Incorporate appropriate measures to minimise the potential impact of light/noise/odour generated
by activities on the site.
An archaeological evaluation of the site may be required prior to development.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Rural Areas

Picture 9 Brafferton SA Site Option
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Site 76: Town End Farm, Brafferton

Open space/agricultureCurrent Use76Site Reference

HousingProposed UseTown End Farm, BraffertonSite Name

21Potential Housing Yield

n/aPotential Employment Yield0.61Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping
facilities

Beyond 1600mHigher education

Beyond 1600mOpen spaceBeyond 1600mEmployment area

Beyond 1600mPlaying fieldWithin 1200mFrequent Bus Service

CommentarySpatial
extentReversibilityFrequencyDurationProbability

Significance
of
effect

Sustainability Objective

The site is a long way from services
and facilities. Site is not well
connected to cycle routes and public

LARPLTL- -

1. Provide a mixture of
affordable, well designed and
sustainably located new

transport but is close to a PROW.housing, and improve the
Able to provide an element of
affordable housing and lifetime
homes.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site is not close to key community
and cultural facilities (other than the
village hall) but is capable of
providing an element of affordable
housing.

LARPLTL0

2. Develop vibrant and
cohesive communities.
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Good access to PROW network.
There is no GP practice in the village
and the closest facility is a long
distance away. Greenfield site not
large enough to provide allotments
as part of development.

LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Poor access to higher education
facilities by sustainable mode of
transport. There is no primary school
in the settlement. New residents will
need to travel to another settlement
to access a primary school.

SBRPLTL- -

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Within 20% least deprived areas
under IMD crime domain.SBRPLTL+

5. Improve the safety and
security of people and
property.

Site promoted purely for
non-employment/commercial use.
Site is not close to a town or local
centre.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable and
high quality employment
opportunities

Site has poor access to public
transport services. Site development
will have some localised
transport/accessibility impacts but
these are likely to be minor in nature
and can be mitigated.

SBRPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport and
active travel modes.

All new development will have an
impact but will be required to adhere
to relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL- -

9. Make the most efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour
and/or light pollution close to the
site.

SBRPLTL++

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and
sewer flooding.

Site development is unlikely to have
a negative effect on local air quality.SBRPLTL+

12. Protect and enhance air
and water quality and make
efficient use of water.

Pasture land. Mature trees on site
boundary. Mature trees on both
potential access points. Impact of
site development would be capable
ofmitigation. A PROW runs along the
lane to the North of the site.

SBRPLTL-

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
green infrastructure to cater for the
needs of the development.

SBRPLTL0
14. Protect and enhance green
infrastructure of all types.

Self-contained site. Would conflict
with existing linear pattern of village.LARPLTL-

15. Protect and enhance the
character and quality of
Darlington’s landscape.
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Consider setting of traditional farm
structures (non-designated assets)
along sites northern boundary.
Would conflict with existing linear
pattern of village. Part of the site is
within an area of high archaeological
potential.

LARPLTL-

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

There are no services or facilities in the village and access to public transport is poor (the
nearest bus stop is over a kilometre away). The site could potentially provide an element of
affordable housing in a rural village to help meet local needs. Development would need to be
sympathetic to the village vernacular. Site has poor access to education provision.

Overall Predicted Effect:

Design and materials to respect adjacent traditional properties.
Retain mature trees on the site.
An archaeological evaluation of the site may be required prior to development.
Provide for the infrastructure needs of the development (including utilities, highways,
community facilities and open space).

Potential Mitigation:
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Picture 10 Merrybent SA Site Option
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Site 155: 80 Merrybent

Garden/agricultureCurrent Use155Site Reference

HousingProposed Use80 MerrybentSite Name

23Potential Housing Yield

n/aPotential Employment Yield0.67Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

98%0.66Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationWithin 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping
facilities

Beyond 1600mHigher education

Within 1200mOpen spaceBeyond 1600mEmployment area

Beyond 1600mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

There are no services and facilities
in the village. Well connected to
existing footpaths and public

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

transport. Able to provide an element
of affordable housing and lifetime
homes.

housing, and improve the
standard of existing housing,
especially to provide for
young people, families and
older people.

Site is not close to key community
and cultural facilities. There are no
facilities provided in the village. Able
to provide an element of affordable
housing.

LARPLTL-

2. Develop vibrant and
cohesive communities.

Good access to PROW network. Site
is a long distance from the nearest
GP practice.LARPLTL-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.
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Access to a bus route with frequent
service to higher education facilities
in Darlington (running close to QE
Sixth Form College). There is no
primary school in the settlement.
There is currently no spare capacity
at the nearest primary school, but the
school site has capacity for
expansion.

SBRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

The site will have no detrimental
impact on safety and security.SBRPLTL0

5. Improve the safety and
security of people and
property.

Site promoted purely for
non-employment/commercial use.
Site is not close to a town or local
centre.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable
and high quality employment
opportunities

Site is close to a bus route with a
frequent service allowing access to
services/facilities and job
opportunities. Site development will
have some localised
transport/accessibility impacts but
these are likely to be minor in nature
and can be mitigated.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport
and active travel modes.

All new development will have an
impact but will be required to adhere
to relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to
climate change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land. Site is within a
minerals consultation area.

SBRPLTL- -

9. Make themost efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour
and/or light pollution close to the
site.

SBRPLTL++

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood
risk from all sources
including fluvial, surface
water and sewer flooding.

Site is likely to have a limited effect
on local air quality that could be
mitigated. Site is close to the River
Tees.

LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROW is located to the north of the
site. Moderate biodiversity interest
related to the site, potential impact
of development capable of
mitigation.

SBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
accessible green infrastructure to
cater for the needs of the
development.

SBRPLTL0

14. Protect and enhance
green infrastructure of all
types.
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Highly visible from the south across
river. Extension of the village form.
Cannot mitigate for the landscape
impact.

LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Development is unlikely to affect any
elements which contribute to the
significance of a heritage asset.SBRPLTL0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic
environment.

There are no services or facilities in the village but the site has good access to public transport.
The site could potentially provide an element of affordable housing in a rural village to help
meet local needs. The landscape impact of development cannot be mitigated.

Overall Predicted Effect:

Retain and enhance hedgerows and trees where possible.
Footway to frontage of development required.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways,
community facilities and open space).

Potential Mitigation:
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Picture 11 Sadberge SA Site Options
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Site 117: Sadberge Old School Site

Brownfield land/informal open
space

Current Use117Site Reference

HousingProposed UseSadberge Old School SiteSite Name

15Potential Housing Yield

n/aPotential Employment Yield0.43Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*99%0.42Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping
facilities

Beyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Beyond 1600mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

The site is not well served by
services and facilities. Reasonably
well connected to existing footpaths,

LARPLTL- -

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport buthousing, and improve the
with limited prospect ofstandard of existing housing,
improvement. Able to provide an
element of affordable housing and
lifetime homes.

especially to provide for
young people, families and
older people.

Development would help support
local village facilities and services.
However, would result in the loss of
informal open space. Able to provide
an element of affordable housing.

LARPLTL-

2. Develop vibrant and
cohesive communities.
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Good access to green infrastructure
and the PROW/cycle network. There
is no GP practice in the village and
the closest facility is a long distance
away. Greenfield site not large
enough to provide allotments as part
of development.

LARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Access to a direct bus route with
reduced frequency service to higher
education facilities in Darlington.
Whilst the route of a frequent bus
service runs within 800m of the site
along the A66, there are no bus stops
serving the village. There is no
primary school in the settlement.
New residents will need to travel to
another settlement to access a
primary school.

SBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Within 20% least deprived areas
under IMD crime domain.SBRPLTL+

5. Improve the safety and
security of people and
property.

Site promoted purely for
non-employment/commercial use.
Site is not close to a town or local
centre.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable
and high quality employment
opportunities

Access to a direct bus route with
reduced frequency service to
Darlington. Whilst the route of a
frequent bus service runs within
800m of the site along the A66, there
are no bus stops serving the village.
Site development will have some
localised transport/accessibility
impacts but these are likely to be
minor in nature and can bemitigated.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport
and active travel modes.

All new development will have an
impact but will be required to adhere
to relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to
climate change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land.

SBRPLTL- -

9. Make themost efficient use
of land and property.

There are no obvious sources of
potential noise, vibration, odour
and/or light pollution close to the
site.

SBRPLTL++

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood
risk from all sources
including fluvial, surface
water and sewer flooding.

Site is likely to have a limited effect
on local air quality that could be
mitigated.

SBRPLTL0
12. Protect and enhance air
and water quality and make
efficient use of water.
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Mature trees on site boundaries. Site
is likely to have some adverse effects
on designated sites, the wider
ecological network and/or priority
habitats, but appropriate siting/scale
and/or mitigation should enable
development. Site is within an area
of interest with regards to Great
Crested Newts.

SBRPLTL-

13. Protect and enhance
biodiversity and geodiversity.

Development would result in the loss
of open space that would be difficult
to mitigate.

SBRPLTL- -
14. Protect and enhance
green infrastructure of all
types.

Self-contained but site is highly
visible from wider landscape.
Extends village envelope into open
countryside.

SBRPLTL-

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Adjacent to the Sadberge
Conservation Area and in the setting
of a Scheduled Monument (a
shrunken medieval village).
Development wrapping around the
scheduled monuments east
boundary. Within an area of high
archaeological potential.

SBRPLTL-

16. Conserve and enhance
Darlington’s distinctive and
valuable historic
environment.

There are limited services or facilities in the village and access by public transport is poor. The
site could potentially provide an element of affordable housing in a rural village to help meet
local needs. Development is likely to have some adverse effects on the natural and built
environment and would result in the loss of open space.

Overall Predicted Effect:

Site development would require mitigation for the loss of open space.
Retain and enhance hedgerows and trees where possible.
Seek improvements to the bus service serving the village.
Development should protect the setting of the Conservation Area and Scheduled
Monument.
An archaeological evaluation of the site may be required prior to development.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways,
community facilities and open space).

Potential Mitigation:
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Site 312: North of Stockton Road, Sadberge

Agricultural landCurrent Use312Site Reference

HousingProposed UseNorth of Stockton Road,
Sadberge

Site Name

15Potential Housing Yield

n/aPotential Employment Yield1.07Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-0.00Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping
facilities

Beyond 1600mHigher education

Within 400mOpen spaceBeyond 1600mEmployment area

Beyond 1600mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

The site is not well served by
services and facilities. Reasonably
well connected to existing footpaths,

LARPLTL- -

1. Provide a mixture of
affordable, well designed and
sustainably located new

cycle routes and public transport buthousing, and improve the
with limited prospect ofstandard of existing housing,
improvement. Able to provide an
element of affordable housing and
lifetime homes.

especially to provide for
young people, families and
older people.

Development would help support
local village facilities and services.
Able to provide an element of
affordable housing.

LARPLTL0

2. Develop vibrant and
cohesive communities.
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Good access to green infrastructure
and the PROW/cycle network. There
is no GP practice in the village and
the closest facility is a long distance
away. Greenfield site not large
enough to provide allotments as part
of development.

LARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Access to a direct bus route with
reduced frequency service to higher
education facilities in Darlington.
Whilst the route of a frequent bus
service runs within 800m of the site
along the A66, there are no bus stops
serving the village. There is no
primary school in the settlement.
New residents will need to travel to
another settlement to access a
primary school.

SBRPLTL-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Within 20% least deprived areas
under IMD crime domain.SBRPLTL+

5. Improve the safety and
security of people and
property.

Site promoted purely for
non-employment/commercial use.
Site is not close to a town or local
centre.SBRPLTL0

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable
and high quality employment
opportunities

Access to a direct bus route with
reduced frequency service to
Darlington. Whilst the route of a
frequent bus service runs within
400m of the site along the A66, there
are no bus stops serving the village.
Site development will have some
localised transport/accessibility
impacts but these are likely to be
minor in nature and can bemitigated.

SBRPLTL+

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport
and active travel modes.

All new development will have an
impact but will be required to adhere
to relevant national standards
(construction, materials, energy
efficiency of building).

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to
climate change.

Grade 3 agricultural land (ALC -
provisional). Entire site is greenfield
land. Site is unlikely to contain
contaminated land. Site is within a
minerals consultation area.

SBRPLTL- -

9. Make themost efficient use
of land and property.

The A66 runs to the South of the site
and there is a play area to the north
but there is scope to mitigate.

SBRPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

SBRRLTL++

11. Avoid and reduce flood
risk from all sources
including fluvial, surface
water and sewer flooding.

Site is likely to have a limited effect
on local air quality that could be
mitigated.

SBRPLTL0
12. Protect and enhance air
and water quality and make
efficient use of water.
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Mature hedge/tree boundary along
Stockton Road. Moderate
biodiversity interest related to the
site, potential impact of development
capable of mitigation.

SBRPLTL0

13. Protect and enhance
biodiversity and geodiversity.

Site development would deliver new
green infrastructure to cater for the
needs of the development. A
children’s play area is located to the
north of the site.

SBRPLTL0

14. Protect and enhance
green infrastructure of all
types.

Site visible from the south.
Landscape setting to site interrupted
by the A66.

LARPLT-0
15. Protect and enhance the
character and quality of
Darlington’s landscape.

Increasing the village envelope into
its rural setting. Urbanising one side
of the road, affecting the gateway
setting of the Conservation Area.
Would require access fromStockton
Road.

LARPLT--

16. Conserve and enhance
Darlington’s distinctive and
valuable historic
environment.

There are limited services or facilities in the village and access by public transport is poor. The
site could potentially provide an element of affordable housing in a rural village to help meet
local needs. Development is likely to affect the setting of the Conservation area.

Overall Predicted Effect:

Seek improvements to the bus service serving the village.
Development must protect the setting of the Conservation Area.
Retain and enhance hedgerow boundaries where possible.
Incorporate appropriate measures to minimise the potential impact of noise from A66
and play area.
Footway connections to existing services and facilities.
Make suitable provision for the education needs of new residents.
Provide for the infrastructure needs of the development (including utilities, highways,
community facilities and open space).

Potential Mitigation:
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Picture 12 Land around Walworth SA Site Option
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Site 102: Land around Walworth, West of A1

Agricultural landCurrent Use102Site Reference

Mixed useProposed UseLand aroundWalworth,West of
A1

Site Name

TBCPotential Housing Yield

TBCPotential Employment Yield1,088.32 HaSite Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order1%5.78Flood Zone 2

0%0.00Ancient Woodland3%37.34Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.02Grade II* Listed Building

0%0.00Local Wildlife Site0%0.02Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%1.01Landfill site1%6.63Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-11697.77Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping
facilities

Beyond 1600mHigher education

Beyond 1600mOpen spaceBeyond 1600mEmployment area

Beyond 1600mPlaying fieldBeyond 1600mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of

effect

Sustainability Objective

Site proposed for mixed use
development. The site is a long way
from services and facilities. Site is

DWIPLTL+/-

1. Provide a mixture of
affordable, well designed and
sustainably located new

not well connected to existinghousing, and improve the
footpaths, cycle routes and publicstandard of existing housing,
transport but provides theespecially to provide for

young people, families and
older people.

opportunity to create new
routes/services strengthening
connectionswith surrounding areas.
Capable of providing a significant
amount of affordable housing and
lifetime homes.

Site is not close to key community
and cultural facilities. Large site with
potential formixed use development,LARPLTL++

2. Develop vibrant and
cohesive communities.

incorporating community facilities,
along with significant levels of
affordable housing.
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Good access to PROW (twenty four
public rights of way crisscross the
site). Large enough to accommodate
significant new green infrastructure
provision. Site is a long distance
from the nearest GP practice but has
the potential to deliver new health
facilities as part of the development.
Greenfield site with significant areas
of best and most versatile land. Site
is large enough to potentially provide
allotments as part of development.

LARPLTL+/-

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles.

Not within 5km of a higher education
establishment. Poor access to higher
education facilities by sustainable
mode of transport. There is no
primary school in the area. This is a
large site with the potential to
provide a new primary school as part
of its development. The site also has
the potential to create/support
vocational training as part of mixed
use development.

LARPLTL+/-

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

Part of site is within 20% least
deprived areas under IMD crime
domain.

SBRPLTL0
5. Improve the safety and
security of people and
property.

Large site with the potential for
employment uses as part of mixed
use development. Location does not
currently have good public transport
provision, but could potentially be
improved with development.

LARPLTL+

6. Achieve sustainable levels
of economic growth and
increase employment levels
and access to sustainable
and high quality employment
opportunities

Site currently has poor access to
public transport services but would
be large enough to potentially
contribute towards a new/extended
bus service. Site development will
have some transport/accessibility
impacts there are concerns over how
the site will be accessed.

DWRPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on
private vehicles, maximising
access to public transport
and active travel modes.

All new development will have an
impact but will be required to adhere
to relevant national standards
(construction, materials, energy
efficiency of building). Site large
enough to potentially incorporate
charging points for electric vehicles.

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to
climate change.

Majority (83%) of site Grade 3
agricultural land, with remainder
Grade 2 (ALC - provisional). Entire
site is greenfield land. Site is unlikely
to contain contaminated land.

SBRPLTL- -

9. Make themost efficient use
of land and property.

Part of the site is adjacent to the
A1(M), however, there are no obvious
sources of potential noise, vibration,
odour and/or light pollution on the
majority of the site.

LARPLTL++

10. Minimise levels of noise,
vibration, odour and light
pollution.

The vast majority of this large site is
within Flood zone 1. Large site where
the effect on flood risk will need to
be carefully considered.

LARRLT-++

11. Avoid and reduce flood
risk from all sources
including fluvial, surface
water and sewer flooding.
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Site development is likely to have a
negative effect on local air and water
quality that could not be fully
mitigated. Several watercourses
cross the site including the Cocker
Beck.

LARPLT-+/-

12. Protect and enhance air
and water quality and make
efficient use of water.

Area is characterised by historical
field pattern that would be lost
through development. Site contains
areas of interest with regards to
Great Crested Newts. Site is crossed
in a number of places by PROW.
Development likely to have a
significant effect on local
biodiversity.

LARPLT-- -

13. Protect and enhance
biodiversity and geodiversity.

Site development would result in the
loss of existing green infrastructure
but is of sufficient size to provide
replacement facilities on-site.

LARPLT--

14. Protect and enhance
green infrastructure of all
types.

Lands slopes down towards the
River Tees and the A1(M). Site is
highly visible in the landscape. A new
settlement developed in this rural
location would inevitably result in a
significant change in the landscape.

LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Site includes theArchdeaconNewton
moated site, deserted manorial
settlement Scheduled Monument.
Site also three Grade II, and one
Grade II* Listed buildings. Borders
Walworth which contains numerous
Listed Buildings, including theGrade
I Listed Walworth Castle and
Walworthmedieval village Scheduled
Monument. Close to Denton
Conservation Area. Parts of the site
area within areas of high
archaeological potential.

LARPLT-- -

16. Conserve and enhance
Darlington’s distinctive and
valuable historic
environment.

Large site to the west of the A1(M) that would significantly change the rural landscape of this
part of the borough with the introduction of a new settlement. Development would have a
significant impact on historic rural settlements and landscape. Could potentially provide a range
of facilities/services and employment opportunities to support new residents but development
would need to be phased carefully.

Overall Predicted Effect:

Site would need to be masterplanned and would require extensive engagement with
infrastructure and service providers (including education, health and highways) to ensure
new development was fully supported.
Seek improvement to the frequency of the bus service serving the area.
Development must protect the setting of the Listed Buildings and Scheduled Monument
on, and in close proximity to, the site.
An archaeological evaluation of the site would be required prior to development.
Avoid development wherever possible on those parts of the site that are best and most
versatile land.
Landscaping would need to be sensitive to the landscape setting.
Make suitable provision for the education needs of new residents.
Incorporate suitable drainage/flood prevention measures.
Provide for the infrastructure needs of the development (including utilities, highways,
community facilities and open space).

Potential Mitigation:
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Site 339: Humbleton Farm

Agricultural landCurrent Use339Site Reference

Relocation of Darlington Auction
Mart

Proposed UseHumbleton FarmSite Name

n/aPotential Housing Yield

TBCPotential Employment Yield77.05Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

3%2.46Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-1045.14Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Beyond 1600mOpen spaceWithin 1200mEmployment opportunities

Beyond 1600mPlaying fieldWithin 800mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for
employment/commercial development.
Site is not particularly well connected

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

to existing cycle routes and there ishousing, and improve the
limited opportunity for improvement. A
PROW runs to the south of the site into
open countryside.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site would provide employment
opportunities. Site is not close to key
community and cultural facilities.

LARPLTL0
2. Develop vibrant and
cohesive communities.

A PROW crosses the site and enables
access to the surrounding countryside.
Site is large enough to accommodate

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. significant new green infrastructure

provision. Site is a long distance from
the nearest GP practice. Site proposed
for employment/commercial
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development. Not suitable to providing
allotments as part of development due
to location.

Majority of the site is beyond 5km of a
higher education facility but has access
to a bus route with frequent service to

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education facilities in Darlington
(running close to QE Sixth Form
College). Employment site that has
potential to create/support vocational
training.

Majority of the site is within the 20%
least deprived areas under IMD crime
domain. The site will have no
detrimental impact on safety and
security.

SBRPLTL+

5. Improve the safety and
security of people and property.

Large site promoted for employment
use. Not located adjacent to existing
employment uses or connected to aDWRPLTL++

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

settlement. Site is located close to
junction 58 of the A1(M). Site is not
adjacent to a town or local centre.

Site is reasonably close to a bus route
with a frequent service enabling access
to Darlington. Access taken from

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Darlington Farmersmarket Roundaboutprivate vehicles, maximising
access to public transport and
active travel modes.

infrastructure already in place.
Transport Assessment to identify
impacts and mitigation contributions
needed.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Grade 3 agricultural land (ALC -
provisional). Site intersects with two
areas of historic landfill (one cutting

SBRPLTL-

9. Make the most efficient use
of land.

across the sites southernmost corner
and the other alongside the sites
eastern boundary) that may require
remediation. Site development could
potentially result in contamination
depending on employment use but
could equally help to remediate site.
Entire site is greenfield land.

Site is located close to the A1(M) and
adjacent to the A68 but there is scope
for mitigation. Site proposed for
employment related uses.

LARPLTL+/-

10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1.

LARRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site development could potentially have
a limited negative effect on local air and
water quality that could not be fully

LARPLT-- -
12. Protect and enhance air
and water quality and make
efficient use of water.
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mitigated. Site development could
impact upon the water quality of the
nearby Burtree Gate Marsh Local
Wildlife Site.

Large site should be mitigated on-site
to deliver a net gain in biodiversity.
Extensive survey work required. A
PROW runs north south across the
centre of the site.

LARPLT--

13. Protect and enhance
biodiversity and geodiversity.

PROW crosses the centre of the site.SBRPLTL014. Protect and enhance green
infrastructure of all types.

Exposed site overlooked by two major
roads. However, due to site topography
and intervening tree cover there may
be some screening of parts of site.

LARPLT-- -

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Potential harm to the setting of a
non-designated heritage asset
(traditional farm buildings adjacent site)

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

should be considered. Neutral score
subject to the retention of traditional
farm house and outbuildings and
sensitively incorporated into a
development.

Large site proposed for rural employment/commercial enterprises in a countryside location to the
immediate north of the A68 and close to the A1(M). A frequent bus service is routed along the A68
adjacent to the sites southern boundary. Development would create employment opportunities and

Overall Predicted Effect:

potentially support vocational training. The site is not particularly well connected to existing walking
and cycle routes, although a PROW crosses the site allowing access to the surrounding countryside.
Site intersects with two areas of historic landfill. The Burtree Gate Marsh Local Wildlife Site is located
to the south east of the site. Development has the potential to be prominent in the landscape when
viewed from the A1(M) and A68 depending on scale, design and layout.

Potential Mitigation: Design and materials to reflect rural location and minimise landscape impact.
Retain mature trees and hedgerows on site wherever possible and provide appropriate
landscaping.
Retain and sensitively incorporate the traditional farm house and outbuildings.
Explore opportunities to provide bus stops serving the site on the A68.
Ecological report required to consider impact on the natural environment.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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Site 393: Humbleton Farm - Cattle Mart Relocation

Agricultural landCurrent Use393Site Reference

Relocation of Darlington Auction
Mart

Proposed UseHumbleton Farm - Cattle Mart
Relocation

Site Name

n/aPotential Housing Yield

TBCPotential Employment Yield7.36Site Area (Ha)

% of
site

Area covered
(Ha)/Length (m) *

Site Constraints% of
site

Area covered
(Ha)/Length (m) *

Site Constraints

0%0.00Tree Preservation Order0%0.00Flood Zone 2

0%0.00Ancient Woodland0%0.00Flood zone 3

0%0.00SSSI0%0.00Grade I Listed Building

0%0.00Local Nature Reserve0%0.00Grade II* Listed Building

0%0.00Local Wildlife Site0%0.00Grade II Listed Building

0%0.00Local geological sites0%0.00Conservation Area

0%0.00Landfill site0%0.00Scheduled Monument

0%0.00Major industrial hazards0%0.00Historic Parks and Gardens

0%0.00Minerals consultation area-109.14Public Right of Way*

-0.00High Pressure Gas Mains*0%0.00Open space

-0.00Overhead Powerlines*0%0.00Playing fields

Distance within (metres)Access to ServicesDistance within (metres)Access to Services

Beyond 1600mTrain stationBeyond 1600mPrimary school

Beyond 1600mGP practice/hospitalBeyond 1600mSecondary school

Beyond 1600mLocal centre/shopping facilitiesBeyond 1600mHigher education

Beyond 1600mOpen spaceWithin 1600mEmployment opportunities

Beyond 1600mPlaying fieldWithin 400mFrequent Bus Service

CommentarySpatial
extent

ReversibilityFrequencyDurationProbabilitySignificance
of effect

Sustainability Objective

Site proposed for
employment/commercial development.
Site is not particularly well connected

LARPLTL-

1. Provide a mixture of
affordable, well designed and
sustainably located new

to existing cycle routes and there ishousing, and improve the
limited opportunity for improvement. A
PROW runs to the south of the site into
open countryside.

standard of existing housing,
especially to provide for young
people, families and older
people.

Site would provide employment
opportunities. Site is not close to key
community and cultural facilities.

LARPLTL0
2. Develop vibrant and
cohesive communities.

A PROW passes the southern edge of
the site enabling access to the
surrounding countryside. Site is a long

LARPLTL0

3. Improve the health and
wellbeing of all, reduce health
inequalities and promote
healthier lifestyles. distance from the nearest GP practice.

Site proposed for
employment/commercial development.
Not suitable to providing allotments as
part of development due to location.
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Majority of the site is beyond 5km of a
higher education facility but has access
to a bus route with frequent service to

DWRPLTL+

4. Provide education and
training opportunities to
improve the skills and
employment prospects of the
resident population.

higher education facilities in Darlington
(running close to QE Sixth Form
College). Employment site that has
potential to create/support vocational
training.

Majority of the site is within the 20%
least deprived areas under IMD crime
domain. The site will have no
detrimental impact on safety and
security.

SBRPLTL+

5. Improve the safety and
security of people and property.

Large site promoted for employment
use. Not located adjacent to existing
employment uses or connected to aDWRPLTL+

6. Achieve sustainable levels of
economic growth and increase
employment levels and access
to sustainable and high quality
employment opportunities

settlement. Site is located close to
junction 58 of the A1(M). Site is not
adjacent to a town or local centre.

Site is reasonably close to a bus route
with a frequent service enabling access
to Darlington. Access taken from

LARPLTL-

7. Encourage sustainable
travel. Provide development
which reduces reliance on

Darlington Farmersmarket Roundaboutprivate vehicles, maximising
access to public transport and
active travel modes.

infrastructure already in place.
Transport Assessment to identify
impacts and mitigation contributions
needed.

All new development will have an
impact but will be required to adhere to
relevant national standards

CBRPLT-+/-

8. Reduce greenhouse gas
emissions and increase the
borough’s resilience to climate
change. (construction, materials, energy

efficiency of building). Non-residential
buildings over 1,000 sqm will need to
meet BREEAM ‘very good’ standards.
Site large enough to potentially
incorporate charging points for electric
vehicles.

Grade 3 agricultural land (ALC -
provisional). Site development could
potentially result in contamination
depending on employment use. Entire
site is greenfield land.

SBRPLTL-

9. Make the most efficient use
of land.

Site is located close to the A68 but there
is scope for mitigation. Site proposed
for employment related uses.

LARPLTL+/-
10. Minimise levels of noise,
vibration, odour and light
pollution.

Site is entirely within Flood zone 1. No
significant risk of flooding from surface
water.SBRRLTL++

11. Avoid and reduce flood risk
from all sources including
fluvial, surface water and sewer
flooding.

Site is likely to have a limited effect on
local air quality that could be mitigated.LARPLTL0

12. Protect and enhance air
and water quality and make
efficient use of water.

A PROWcrosses the southernmost part
of the site.SBRPLTL013. Protect and enhance

biodiversity and geodiversity.

PROW crosses the centre of the site.SBRPLTL014. Protect and enhance green
infrastructure of all types.
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Exposed site overlooked by two major
roads. However, due to site topography
and intervening tree cover much of this
site will be screened from the wider
landscape.

LARPLT--

15. Protect and enhance the
character and quality of
Darlington’s landscape.

Potential harm to the setting of a
non-designated heritage asset
(traditional farm buildings adjacent site)

LARPLT-0

16. Conserve and enhance
Darlington’s distinctive and
valuable historic environment.

should be considered. Neutral score
subject to the retention of traditional
farm house and outbuildings and
sensitively incorporated into a
development.

Site proposed for rural employment/commercial enterprises in a countryside location to the immediate
north of the A68 and west of the A1(M). A frequent bus service is routed along the A68 adjacent to the
sites southern boundary. Development would create employment opportunities and potentially support
vocational training. The site is not particularly well connected to existing walking and cycle routes,
although a PROW runs to the south of the site allowing access to the surrounding countryside.

Overall Predicted Effect:

Potential Mitigation: Design and materials to reflect rural location and minimise landscape impact.
Development should be sensitive to the traditional farm house and outbuildings adjacent to the
site.
A site specific Flood Risk Assessment may be required.
Provide for the infrastructure needs of the development (including utilities, highways, community
facilities and open space).
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